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| Market Analysis

Retail Demand

As discussed on the previous page, attainable absorption of regional retail of any scale is limited by heavy
nearby competition. Development levels of 230,000 s.f. over 10 years are attainable for the study area, but

likely to be spread across Boulevard catalyst sites -- in a mixed use environment that combines

neighborhood serving (grocery, personal services, etc.), with limited-scale (at first) dining, shopping and

entertainment positioned to capture more Las Colinas office-worker and U. of Dallas student spending.

Table 16
Ten-Year Retail Demand (Trade Area)

Plus Plus Attainable Attain-
Est. 10-yr New Recapture- Replaced Total New Subject able
Cat Growth in Sales Sales/ Demand able Existing Obsolete Demand by Capture Capture
egory 2007 est. Sales to 2017 s.f. (s.f) Void (s.f.) Space (s.f.) 2017 (s.f.) Rate (s.f.)
Furniture and Home Furnishings $143,849,722 $7,356,494 $250 29,426 28,770 58,196 12.5% 7,274
Electronics and Appliance $194,772,582 $9,960,696 $250 39,843 38,955 78,797 12.5% 9,850
Building Material, Garden Equip $617,677,310 $31,588,099 $325 97,194 430,178 95,027 192,221 12.5% 24,028
Food and Beverage $546,202,260 $27,932,856 $385 72,553 34,225 70,935 17713 12.5% 22214
Health and Personal Care $193,285,853 $9,884,664 $350 28,242 72,220 27,612 128,074 12.5% 16,009
Clothing and Accessories $268,030,523 $13,707,116 $250 54,828 53,606 108,435 12.5% 13,554
Sporting Gds, Hobby, Book, Music $97,451,032 $4,983,659 $250 18,935 19,490 39,425 12.5% 4,928
General Merchandise $372,968,130 $19,073,639 $300 63,579 321,449 62,161 447,189 12.5% 55,899
Misc. Store Retailers $183,537,970 $9,386,156 $200 46,931 45,884 92,815 12.5% 11,602
Foodservice and Drinking Places $701,295,462 $35,864,343 $350 102,470 59,812 100,185 202,655 12.5% 25,332
Excluded Categories (including
cinema, prof./med. office, consumer
banks, etc.) @ 20% of above $663,814,169 $33,947 544 $225 150,878 147 514 298,392 12.5% 37,299
Totals $3,982,885,013 $203,685,265 705,878 427,894 690,141 1,823,913 12.5% 227,989

Sources: NCTCOG, Claritas Inc.; Urban Land Institute; Leland Consulting Group (Sales figures in year 2007 constant

dollars)
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. Market Analysis

Office Competitive Supply Table 17
The Trade Area office market, dominated by the Trade Area Office Supply Trends
Las Colinas area, has maintained a steady but Total Sources: Costa_r and
modest pace of post 9-11 construction, adding Leasable: Annual Net Leland Consulting
2.4 million s.f. to the total inventory since 2002. #of Space (x  Absorption  Vacancy  Avg. Rent Group

Year End Buildings 1M SF) (x 1M s.f.) Rate (NNN)

Current ongoing construction activity is quite low
relative to recent history, with just over 100,000 2002 578 446 (1.0) 20.7% $17.77
s.f. now going up.

2003 582 44.7 0.2 20.5% $16.70
Vacancy rates have held steady in that time, 2004 588 45.2 0.9 19.4% $16.24
although somewhat above a rule-of-thumb 2005 601 46.2 07 19.7% $16.28
equilibrium rate of 15%. Net absorption has
averaged under 200,000 s.f. annually since 2006 606 46.6 0.1 20.0% $17.17
2002, well below the 3.2 million s.f. absorbed in 2007 611 470 02 20 3% $18.49

1999. Rental have climbed steadily since 2004
to match and overtake year-end 2002 levels, but
remain below the 1998 high water mark of

$20.90.
Despite its reputation as a corporate B 'I.ii i“ili Uiy
! )
headquarters address, the trade area actually ; 5 F - B Bl g
- . i‘ B

h fairly d ff f offi t =T . i

a_sa airly diverse offering of o Tce §Dace VD?S : ‘-‘=i'!'. “ ' i “!. JLUL 'm” .
-- just 38% of the total current office inventory is ™ “ l i i " T _.
within Class A buildings over 50,000 s.f. Y E i Wl L ‘..
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. Market Analysis

Office Demand Table 18 Note: Growth rates based on Texas LMI region-wide projections for

The iiisorior visiilty oF the siibiset Ten-Year Office Demand 2004-14, with LCG adjustments down to NCTCOG-consistent rates

corridor (and questionable competitive Est. 10-yr. Growth in Total 10-yr. Irving
ey g : Growth Est. Pct. Office Space Demand (Incl. Boulevard
retail viability) make the site perhaps Est. 2007 Rate 2007- in Office Demand from Replacement/ Attainable
best suited to a headquarters office or Industry jobs 2017 Space New Jobs Turnover) Capture (15%)
medical campus application. Demand Agriculture (All) 2,939 0.0% % 0 1,837 46
for new office development in the Mining (All) 1,753 4.0% 10% 21,043 23234 581
Trade Area is estimated at between Construction (All) 29,244 3.0% 8% 201,151 230,395 5,760
7.3 and 8.9 million s.f. over the next Manufacturing (All) 63.946 15% 10% 256,649 336,582 8.415
ten years (depending in part on the o
i Transp., Comm./ Utilities 41,801 1.8% 25% 510,243 640,872 16,022
market’s willingness to replace
Wholesale Trade (All I 5%
obsolete space). (All) 36,366 1.8% b 88,780 111,509 2,788
Retail (All Retail) 95,093 1.8% 5% 232,149 291,582 7,290
While it is unrealistic to expect that Finance (All) 30,149 2.2% 95% 1,740,730 2,098,745 52,469
Irving Boulevard would capture a Services 0 0
significant share of Las Colinas-type Hotel and Other Lodging 10,930 22% 50 33216 40,047 1,001
h i , there i )
eadquarters office space, there is Personal Services 15,393 1.8% 10% 75,155 94,396 2,360
probably a smaller niche opportunity ) )
: : Business Services 59,831 2.2% 80% 2,909,082 3,507,392 87,685
for professional (and potentially
fl 0,
medical) office integrated into the kind Cinema & Amusement 9,064 1.9% 8% 37,541 46,605 1,165
of mixed use deve Iopme nt Health Services 20,916 22% 40% 508,487 613,067 15327
contemplated by both Heritage Legal Services 1,321 2.2% 95% 76,286 91,976 2,299
Crossing and Plymouth Park — Educational Services 17,206 2.0% 15% 141,297 173,558 4,339
possibly to include some office in live- Sodial Services 6,593 2.2% 45% 180,311 217,395 5,435
work space. Current conditions are not ; .
i ) Misc & Membership Orgs 19,800 2.0% 15% 162,602 199,727 4,993
ripe for spec office development, so
: ) Public Administration 10,751 1.6% 25% 115,588 149,185 3,730
this should be a cautious, targeted
Totals 473,095 2.0% 7,290,312 8,868,105 221,703

addition — including contacts with

__University of Dallas and Baylor Source: Claritas Inc., Texas LMI; Leland Consulting

Medical Center. Group
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H Market Analysis

Site Analysis
Because the Irving Boulevard corridor stretches for almost five

Table 19

Irving Boulevard Site Analysis

linear miles, it includes a diverse range of existing land uses and

Current Evaluation

potential redevelopment sites. While later phases will focus
more closely on the unique attributes of these specific locales,

this analysis is intended to provide a broad overview of general Visibility

Ranges from very good along the corridor itself (even excellent at
the Hwy 183 intersection) to good or simply fair in the blocks not
directly adjacent to the corridor.

site conditions throughout the corridor. This analysis is,
furthermore, specifically geared towards understanding those
aspects of the corridor that impacts its market viability for

Access

Generally very good auto access from Irving Blvd., excellent rail
access. Pedestrian access is potentially good but lacks destinations
and streetscape amenities.

redevelopment. Traffic Volumes

Excellent near Hwy 183; very good along corridor

?,1 Infrastructure

Very good; established but aging in places

Surrounding Land Uses

Fair in corridor portions that are vacant or underutilized, to good or
very good near Centennial Park/City Hall.

Scenic Attributes

Fair to very good. Mature trees and Centennial park landscaping
are potential a value-added amenities

key

1 Irving Mall

2 | Westside Church of Christ

3 | Plymouth Park Shopping Ctr. (largely vacant

4 Revere Park (ball fields & rec center)

5 | TRE South Irving Station

6 | Centennial Park

7 | Irving City Hall

8 | Irving High Schoaol

9 | Oak Grove Cemetery 00000 e e

Appendix A: Preliminary Market Assessment
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3 | Market Analysis

Preliminary Market Conclusions and Next Steps

The Irving Boulevard Corridor is economically challenged relative to other trade area locales, especially northern Irving/Las
Colinas.

The sheer length (5+ miles) and diversity of the Corridor makes it impossible to characterize uniformly from a market standpoint.

Because of the physical characteristics of the region, Irving is somewhat of an island in terms of population and employment
density, posing challenges for regional retail development.

Irving Blvd, in particular, is unlikely to see significant regional retail growth in the short term, but has the potential to improve and
broaden its offering of retail serving the surrounding neighborhoods and Las Colinas/University of Dallas daytime populations
(200 to 250K s.f.+ in ten-year market potential for neighborhood retail, entertainment, dining).

Irving, as a whole, is still developing as a residential market, with out-commuting the rule rather than the exception.

Irving Boulevard has at least two areas with significant redevelopment potential in the near term (downtown/Heritage Crossing
area and Plymouth Park). These sites should initially see the bulk of new residential units, niche office development, new retail

opportunity. (500 to 600+ residential units in ten-year market potential)

A mixed-use approach with improved “walkable urbanity” is the most likely strategy for invigorating catalyst areas along the
Boulevard.

Major investment and commitments to the catalyst sites should open the door for other opportunities as the area’s
perception improves and land values rise.

A closer look at underutilized land (a next step) will provide more informed direction as to other catalyst sites, land assembly
opportunities, and implementation strategies.
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Appendix B: Retail Opportunity Analysis

The following supplement to the Irving Boulevard Market Analysis, prepared by Leland
Consulting Group for the City of Irving, covers retail opportunities at the following loca-
tions:

Story Road and Irving Boulevard
Pioneer Drive and Irving Boulevard

Main Street and Irving Boulevard
Nursery Road and Irving Boulevard
Irving Heights Road and Irving Boulevard

AR
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Retail Opportunity Analysis ror

#elrving Boulevard Corridor

Irving, TX

Prepared for: Prepared by:

City of Irvin [ |
o L= LcianD ConsuLTing GrouP
rving, TX

8200 So. Quebec Street, Suite A3-104

Centennial, Colorado 80112
www.lelandconsulting.com
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Retail Nodes

Catalyst Opportunity Nodes (showing ¥4 mi. buffers)
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3-Mile Demographics, by Node

Population (2000) 142,323 137,116 107,387 95,788 85,078
Population (2008) 138,397 132,492 102,654 91,728 81,698
Annual Growth Rate (00-08) -0.3% -0.4% -0.6% -0.5% -0.5%

Pct. Renters (2008) 59% 52% 49% 49% 50%
Pct. Age 65+ (2008) 10% 11% 11% 10% 10%
Pct. Hispanic 50% 54% 59% 63% 66%

158



Story Road

1/4 Mile Node Retail Summary

52 total establishments, incl. 38 local/non-branch Total Retail Inventory (s.f.) | 642,824
Approx. 498 employees
Approx. 49% of employees are from local firms

Retail Vacancy 42%

Est. $73 million in annual sales

(incl. $25 million for BofA, $11 million for Kroger) Retail Average Rent $8.20

* 7 Restaurants (incl. 2 fast food chains, 3 Latino
restaurants and 2 local donut shops goeéfbsorption Since Q1- (161,844)

1 major grocery story (Kroger) and 2 convenience
grocers (1 Asian, 1 natural)

1 Dallas-based department store (Levines), 6
discount/dollar/thrift stores

* 4 churches and 2 social service firms

* 1 major bank/office (Bank of America) and 6 smaller
finance/insurance firms

» 3 automotive/parts/repair, 1 used car dealer

* 4 personal services (2 cleaners, barber, nail salon)

» 3 floor covering stores

Source: Costar Q1 2008; and
Leland Consulting Group

Source: InfoUSA,; and Leland Consulting Group
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Story Road

3-Mile Retail Void Analysis

10-year
Current Demand Void Re-
(Consumer capture for
Expenditures) by Current Retail this Node

Trade Area Current Sales in Leakage or Assumed Void in (target Re-capturable

Households Trade Area Stores (Surplus) Sales/sf s.f. share) space
Furniture & Home $44,421,015 $35,586,464 $8,834,551 $200 44,173 2506 11,043
Furnishings
Electronics & Appliance $44,613,956 $53,939,297 ($9,325,341) $250 (37,301) ";3:2:3': nla
Bldg. Material, Garden Equip $158,302,616 $233,563,730 ($75,261,114) $300 (250,870) 23:;:?3” nla
Food and Beverage $238,474,329 $170,863,100 $67,611,229 $385 175,614 50% 87,807
(Grocery)
Health & Personal Care $102,393,008 $73,778,639 $28,614,369 $324 88,316 25% 22,079
Clothing & Accessories $92,054,470 $145,533,717 ($53,479,247) $200 (267,396) 23:;}3'5“ nla
f’ﬂ‘l’gz”g Gds, Hobby, Book, $33,000,075 $24,696,773 $8,303,302 $250 33,213 25% 8,303
General Merchandise $230,568,227 $147,383,201 $83,185,026 $275 302,491 25% 75,623
Misc. Store Retailers $46,351,827 $38,708,575 $7,643,252 $200 38,216 25% 9,554
Foodservice & Drinking $202,936,968 $204,086,389 ($1,149,421) $350 (3,284) maintain nla
Places surplus
Excluded Categories (incl.
cinema, prof./med. office, $238,623,298 $225,627,977 $12,995,321 $225 57,757 25% 14,439
consumer banks, etc.) @
20% of above
Totals $1,431,739,789 $1,353,767,862 228,848 s f.

Appendix B:
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1/4 Mile Node Retail Summary

59 total establishments, incl. 49 local/non-branch Total Retail Inventory (s.f.) 128,503
Approx. 499 employees
Approx. 66% of employees are from local firms

Retail Vacancy 9.1%

Approx. $58 million in annual sales (incl. ~$18 million from

Credit Auto Sales) Retail Average Rent $11.10

12 Restaurants (incl. 2 fast food chains, 3 Latino
restaurants) Net Absorption Since Q1-
: - 2004 (3,704)
* 1 major grocery story (Kroger) and 2 convenience grocers
(1 Asian, 1 natural)
2 Dollar stores (Dolex Dollar Express, Family Dollar)
* 3 churches and 3 social service firms
e 1 used car lot, 1 motorcycle dealer, 3 lube/repair/auto
parts, 1 gas station
* 8 finance/insurance establishments, 1 check cashing

Source: Costar Q1 2008; and
Leland Consulting Group

Source: InfoUSA; and Leland Consulting Group
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3-Mile Retail Void Analysis

10-year
Current Demand Void Re-
(Consumer capture for
Expenditures) by Current Retail this Node

Trade Area Current Sales in Leakage or Assumed Void in (target Re-capturable

Households Trade Area Stores (Surplus) Sales/sf s.f. share) space
Furniture & Home $42,669,032 $34,006,560 $7,762,472 $200 38,812 2506 9,703
Furnishings
Electronics & Appliance $41,797,439 $38,099,442 $2,797,997 $250 11,192 25% 2,798
Bldg. Material, Garden Equip $160,661,780 $224,364,030 ($63,702,250) $300 (212,341) 23:2}3'3“ nla
Food and Beverage $225,782,443 $162,613,519 $63,168,924 $385 164,075 50% 82,038
(Grocery)
Health & Personal Care $96,591,216 $66,369,097 $30,222,119 $324 93,278 25% 23,320
Clothing & Accessories $86,663,322 $97,267,823 ($10,604,501) $200 (53,023) 23:;}3‘5” nla
I\Sﬂfggng Gds, Hobby, Book, $30,906,402 $23,379,711 $7,526,691 $250 30,107 25% 7,527
General Merchandise $218,358,247 $146,298,871 $72,059,376 $275 262,034 25% 65,509
Misc. Store Retailers $43,698,352 $37,837,215 $5,861,137 $200 29,306 25% 7,326
Foodservice & brinking $187,051,275 $186,371,954 $679,321 $350 1,941 25% 485
Excluded Categories (incl.
cinema, prof./med. office, $226,835,902 $203,681,644 $23,154,257 $225 102,908 25% 25,727
consumer banks, etc.) @
20% of above
Totals $1,361,015,410 $1,222,089,866 224,432 s f.




1/4 Mile Node Retail Summary

92 total establishments, incl. 82 local/non-branch Total Retail Inventory (s.f.) 45,272
Approx. 504 employees
Approx. 66% of employees are from local firms _
Retail Vacancy 0%
Approx. $51 million in annual sales (incl. ~$11 million from
Chase and B of A) Retail Average Rent n/a*
« 15 finance/insurance firms (incl. 2 branch banks) . _
« 14 automotive/repair shops, 4 auto dealers (smaller), 1 Net Absorption Since Q1- 1,000
gas station 2004
10 Restaurants (incl. 4 fast food chains, 4 Latino), 1
terin Source: Costar Q1 2008; and Leland
catering ) Consulting Group
* 9 churches, 4 social org's, 1 funeral home Note:
. ote: A vacant 2,650 s.f. space was
. 7 barber/beauty, 2 florist, 1 shoe store asking $6.00/ft in Q1-2007

*  No major grocer (2 small grocery/bodega)
* 1 mid-size home/furnishings (Wood Components)
e 1 pawn shop, 3 antique/thrift

Source: InfoUSA; and Leland Consulting Group

Appendix B: Retail Opportunity Analysis 165



Main Street
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3-Mile Retail Void Analysis

10-year
Current Demand Void Re-
(Consumer capture for
Expenditures) by Current Retail this Node

Trade Area Current Sales in Leakage or Assumed Void in (target Re-capturable

Households Trade Area Stores (Surplus) Sales/sf s.f. share) space
Furniture & Home $31,023,621 $29,785,968 $1,237,653 $200 6,188 25% 1,547
Furnishings
Electronics & Appliance $30,245,180 $17,879,906 $12,365,274 $250 49,461 25% 12,365
Bldg. Material, Garden Equip $121,051,777 $180,784,941 ($59,733,164) $300 (199,111) ”S‘S:gtﬁ'sn nla
Food and Beverage $167,762,941 $128,081,882 $39,681,059 $385 103,068 50% 51,534
(Grocery)
Health & Personal Care $70,700,276 $54,916,550 $15,783,726 $324 48,715 25% 12,179
Clothing & Accessories $63,573,455 $19,325,126 $44,248,329 $200 221,242 25% 55,310
fﬂﬂzgng Gds, Hobby, Book, $22,404,332 $8,950,971 $13,453,361 $250 53,813 25% 13,453
General Merchandise $160,961,702 $61,014,224 $99,047,478 $275 363,445 25% 90,861
Misc. Store Retailers $31,498,565 $30,540,932 $957,633 $200 4,788 25% 1,197
E‘l’:cdesse”"ce & Drinking $133,840,213 $89,124,208 $44,716,005 $350 127,760 25% 31,940
Excluded Categories (incl.
cinema, prof./med. office, $166,612,412 $124,080,942 $42,531,471 $225 189,029 25% 47,257
consumer banks, etc.) @
20% of above
Totals $999,674,474 $744,485,650 317,644 s f.
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Nursery Road

1/4 Mile Node Retail Summary

74 total establishments, incl. 62 local/non-branch Total Retail Inventory (s.f.) [ 258,939
Approx. 430 employees
Approx. 79% of employees are from local firms

Retail Vacancy 2.6%
Approx. $49 million annual sales (incl. ~$12 million from Fiesta
Mart) Retail Average Rent $16.00*
* 13 automotive/parts/repair, 7 used car dealers
e 11 local restaurants (including 5 Latino), 2 national pizza Net Absorption Since Q1- 6.642
2004 (6,642)

chains

* 6 beauty salons, 2 nail salons, 1 florist

* 1 major grocer (Fiesta Mart), 1 medium (Elrod's), 1 local
conv. Store

* 4 check cashing/loans, 1 pawn shop, 3 thrift stores

e 1 church, no service orgs.

Source: Costar Q1 2008; and Leland
Consulting Group

Note: Asking rates in 2007

Source: InfoUSA; and Leland Consulting Group
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3-Mile Retail Trade Area
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Nursery Road

3-Mile Retail Void Analysis

10-year
Current Demand Void Re-
(Consumer capture for
Expenditures) by Current Retail this Node

Trade Area Current Sales in Leakage or Assumed Void in (target Re-capturable

Households Trade Area Stores (Surplus) Sales/sf s.f. share) space
Furniture & Home $26,472,854 $24,885,571 $1,587,283 $200 7,936 25% 1,084
Furnishings
Electronics & Appliance $26,022,925 $14,218,429 $11,804,496 $250 47,218 25% 11,804
Bldg. Material, Garden Equip $103,248,715 $123,615,683 ($20,366,968) $300 (67,890) 23:2}3'3” nla
Food and Beverage $145,912,663 $124,814,178 $21,098,485 $385 54,801 50% 27,401
(Grocery)
Health & Personal Care $60,436,699 $45,888,599 $14,548,100 $324 44,902 25% 11,225
Clothing & Accessories $55,578,738 $13,504,503 $42,074,235 $200 210,371 25% 52,593
;ﬂ‘;ﬂ”g Gds, Hobby, Book, $19,360,255 $7,451,300 $11,908,955 $250 47,636 25% 11,909
General Merchandise $139,664,704 $45,303,831 $94,360,873 $275 343,130 25% 85,783
Misc. Store Retailers $26,770,569 $25,858,249 $912,320 $200 4,562 25% 1,140
E‘l’:cdesse”"ce & Drinking $114,774,658 $81,241,923 $33,532,735 $350 95,808 25% 23,952
Excluded Categories (incl.
cinema, prof./med. office, $143,648,556 $101,356,453 $42,292,103 $225 187,965 25% 46,991
consumer banks, etc.) @
20% of above
Totals $861,891,336 $608,138,719 274,783 s.f.
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Irving Heights Rd.

1/4 Mile Node Retail Summary

46 total establishments, incl. 43 local/non-branch Total Retail Inventory (s.f.) na
Approx. 233 employees
Approx. 85% of employees are from local firms Retail Vacancy /a
Approx. $31 million in annual sales (incl. ~$8 million from

Equipment Southwest-RV sales) Retail Average Rent n/a

* 14 used car dealers, 12 automotive/parts/repair (incl. 1 car _ _
wash), 1 RV dealer glgct)fbsorptlon Since Q1-
 5restaurants, incl. 1 national chain
*  No major grocers, 2 chain conv. stores, 1 local conv. store
. Source: Costar Q1 2008; and Leland
* 3 check cashing/loans, 1 pawn/resale shop Consulting Group
e 2 churches, no service orgs.

n/a

Source: InfoUSA; and Leland Consulting Group
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Irving Heights Road

3-Mile Retail Void Analysis

10-year
Current Demand Void Re-
(Consumer capture for
Expenditures) by Current Retail this Node
Trade Area Current Sales in Leakage or Assumed Void in (target Re-capturable
Households Trade Area Stores (Surplus) Sales/sf s.f. share) space
Furniture & Home maintain
Furishings $22,028,371 $25,579,133 ($3,550,762) $200 (17,754) enrplus nia
Electronics & Appliance $22,014,090 $10,968,068 $11,046,022 $250 44,184 25% 11,046
Bldg. Material, Garden Equip $86,227,645 $117,468,207 ($31,240,562) $300 (104,135) 23:2}3'3“ nla
Food and Beverage $126,637,134 $104,871,607 $21,765,527 $385 56,534 50% 28,267
(Grocery)
Health & Personal Care $51,740,183 $36,996,777 $14,743,406 $324 45,504 25% 11,376
Clothing & Accessories $47,489,578 $12,002,649 $35,486,929 $200 177,435 25% 44,359
I\Sﬂﬂzzgng Gds, Hobby, Book, $16,367,647 $7,423,866 $8,943,781 $250 35,775 25% 8,944
General Merchandise $119,763,544 $41,103,536 $78,660,008 $275 286,036 25% 71,509
Misc. Store Retailers $22,425,141 $25,227,181 ($2,802,040) $200 (14,010) rgl‘j:gtl‘a's” nla
Ef;c‘f'se”'ce & Drinking $97,796,467 $75,223,848 $22,572,619 $350 64,493 25% 16,123
Excluded Categories (incl.
cinema, prof./med. office, $122,497,960 $91,372,974 $31,124,986 $225 138,333 25% 34,583
consumer banks, etc.) @
20% of above
Totals $734,987,760 $548,237,846 226,207 s.f.

Appendix B: Retail Opportunity Analysis
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10-Year Retail Void Summary
(reflected in square feet)

Irving

Story Pioneer Main Nursery Heights
Furniture and Home Furnishings 11,043 9,703 1,547 1,984 0
Electronics and Appliance 0 2,798 12,365 11,804 11,046
Building Material, Garden Equip 0 0 0 0 0
Food and Beverage (Grocery) 87,807 82,038 51,534 27,401 28,267
Health and Personal Care 22,079 23,320 12,179 11,225 11,376
Clothing and Accessories 0 0 55,310 52,593 44,359
Sporting Gds, Hobby, Book, Music 8,303 7,527 13,453 11,909 8,944
General Merchandise 75,623 65,509 90,861 85,783 71,509
Misc. Store Retailers 9,554 7,326 1,197 1,140 0
Foodservice and Drinking Places 0 485 31,940 23,952 16,123
Excluded Categories (including cinema,
prof./med. office, consumer banks, etc.) @
20% of above 14,439 25,727 47,257 46,991 34,583
Totals 228,848 224,433 317,643 274,782 226,207

Sources: NCTCOG, Claritas Inc.; Urban Land Institute; and Leland Consulting Group

= As shown, all of the key intersections along Irving Boulevard offer opportunities for filling retail voids.

= Nodes in the West District (Story and Pioneer) are affected by retail offerings at the Irving Mall, therefore, their
opportunities tend to be more neighborhood-serving in nature (e.g., grocery, health and personal care).

= Moving eastward along the Corridor, opportunities for restaurants and entertainment increase, as well as clothing and
accessories and general merchandise.

= Each of the node areas contain concentrations of underutilized or obsolete space. While this analysis estimates
demand from new household growth in the subject trade areas, additional demand will come from the elimination or re-
orientation of this obsolete space.

= With new development or redevelopment, there is the opportunity to introduce uses in the Corridor which will
significantly expand the trade areas shown herein. This, too, will generate support for more space.



Appendix C: Meeting Minutes

During the Corridor Enhancement Study,
the Project Team met twice with the Boule-
vard Advisory Committee. The first meeting,
held March 25, 2008, alllowed the Project
Team to meet with City staff and Corridor
stakeholders to gain a better understanding
of the project. The second meeting with the
Boulevard Advisory Committee was held
May 27, 2008, at which the Project Team
and committee members further discussed
opportutities and issues facing the Corridor,
as well as implementation measures to
achieve the City’s vision and goals for Irving
Boulevard.

The Project Team also conducted two
meetings with the general public to provide
information and gather input about the
project. The first public meeting was held
April 17, 2008, at the end of the Visioning
& Goals process to introduce the project
and work completed to date. The Project
Team, with City staff assistance, presented
the initial inventory and assessment of the
Irving Boulevard Corridor, as well as goals
and preliminary visioning sketches. After the
presentation, the Project Team took ques-
tions and comments from the audience.
Compliments, concerns and ideas from this
forum were carefully considered and imple-
mented into future designs.

At the second public meeting, held June

12, 2008, the Project Team presented the
draft plans and other preliminary corridor
designs. Input received at this meeting
influenced the elements that were ultimately
included in the Preferred Plan. Detailed
minutes of these four meetings follow.

Appendix C: Meeting Minutes
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Boulevard Advisory Committee Meeting #1: March 25, 2008

The first meeting of the Boulevard Advisory
Committee took place at Irving’s City Hall, in the
Council Conference Room, on Tuesday, March 25,
2008, at 7:00 p.m.

Committee members in attendance included: Jerry
Bates, Randy Boatwright, Rene Castilla, Doug Fox,
Scott Hawkins, Peggy Masters, Delbert McDougal,
Dr. Hector Molina, Bob Moon, Stan Morgan, Sharon
Phares, Steve Porter, Vernon Proctor, Randy Rauda-
baugh, Roy Santoscoy, Jonathon Shokrian, Brian
Smith, Phil Smith, Jack Spurlock, Rick Stephenson,
Reverend David Turner, Terry Waldrum and Carol
Wood.

City of Irving staff in attendance included: Paul
Gooch, Kevin Kass, David Leininger, Jim Cline,
Jim Driscoll, Gary Miller, Casey Tate, Don Williams
(Irving Chamber), Laurie Kunke, Brenda McDonald,
Max Duplant, Teresa Adrian, Maura Gast (ICVB)

Consultants in attendance included: Russ Butler and
Matt Duncan (EDAW), Don Szczesny (TCB), Bill
Cunningham (Leland Consulting Group) and Karen
Berlin (Cooksey Communications).

l. Project Overview

Paul Gooch opened the meeting by welcoming the
committee members and underscoring the impor-
tance of the committee’s work to the Irving Boulevard
Enhancement Study project. The committee will
review and provide feedback on all preliminary plans
and designs, which will be addressed and incorpo-
rated before the information is shared with the public.

Mr. Gooch emphasized that this is a large-scale,
multi-year visionary project, with the end goal of
transforming the Irving Boulevard corridor into a true
destination for residents, businesses and visitors.
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[l. Introduction of Committee Members

Kevin Kass, planning and research manager and
project manager for this study, introduced the Boule-
vard Advisory Committee members. There are 27
individuals representing businesses, neighborhoods
and churches that are serving on the committee.
Twenty-three were in attendance at this meeting.

Mr. Kass briefly outlined the process, indicating that
there will be an additional three meetings of the Advi-
sory Committee, which will take place in May, June
and July.

There will also be several public input sessions at
which citizens and businesses can provide feedback
on the plan as it evolves.

lll. Work Program — Phase | Presentation

Russ Butler, vice president at EDAW, introduced the
team of consultants serving on this project.

Matt Duncan, EDAW project manager for this study,
began the presentation by providing an “inventory”
or assessment of the Irving Blvd. corridor, including
existing land use, overlay districts, open space/trails,
and transit systems.

For the purposes of this study, EDAW has divided
the boulevard corridor into three main sections:
the West District (SH183 to MacArthur Blvd.), the
Central District (MacArthur Blvd. to Britain Road)
and the East District (Britain Road to Loop 12).

Mr. Duncan provided an overview of each district,
addressing roadway conditions, building condi-
tions, bridge conditions, drainage systems, utilities,
signhage and landscaping.

Bill Cunningham of Leland Consulting Group
provided an extensive overview and assessment

of the demographics (age, income and ethnicity),
employment and population growth, and retail, busi-
ness and residential markets in both South Irving
and in a larger geographic area that includes Grand
Prairie to the south, DFW International Airport to the
west, Coppell to the north and Dallas to the east.
This area is known as the “Regional Trade Area.”

With a large percentage of workers coming to Irving
for their jobs, but living elsewhere, there is a strong
case for residential, office and retail development
that will enable Irving-based workers to live, play and
work in the community. He estimated that the future
demand for office space is approximately 250,000
square feet, and for retail is approximately 200,000 —
300,000 square feet.

Mr. Butler addressed eight key issues, all of which
build the case for the creation of a unique and
vibrant community along the corridor. Identified
issues included:

- The corridor is generally in poor condition, both
physically and visually

- The corridor lacks a sense of organizational struc-
ture, character and identity, making it indistinguish-
able from other commercial corridors

- There is a lack of connectivity to and within the
corridor (i.e., the corridor is not pedestrian-friendly
and it is difficult to cross the corridor)

- The corridor has inconsistent or nonexistent transit
amenities (i.e., adequate bus stops)

- The corridor lacks attractions, destinations and
landmarks

- The corridor is economically disadvantaged relative
to other areas



- The sheer length of the corridor (more than five
miles long) and diversity make it difficult to charac-
terize uniformly from a market standpoint

- Irving, as a whole, is underdeveloped as a residen-
tial market, with out-commuting (where people work
here but do not live here) the rule rather than the
exception.

Mr. Butler then presented a series of enhancement
opportunities, with examples from other municipali-
ties, including Kansas City, Missouri, and Omaha,
Nebraska. These included:

- “Greening” the street: adding trees, landscaping
and streetscape elements to enhance visual appeal

- “Walkable urbanity”: creating urban villages, walk-
able areas with activity nodes and gathering places

- Connectivity: designing walkways, bridges, transit
stops, etc., which greatly improve the flow of people
across and along the corridor

- “24/7": creating retail, commercial and residential
options, including urban villages and entertainment
zones, that will allow people to live, work and play in
the area around the clock

- Image/identity: creating a unique look and iden-
tity for the corridor that incorpoates urban design
elements such as icons, towers, lights, etc.

Mr. Butler indicated that to initiate the transformation
of the Irving Boulevard corridor will require a series
of “catalyst” projects, including mixed-use develop-
ments and gateways into and out of the corridor. He
then unveiled a series of “vision” slides for the east
and west districts of the corridor with renderings of
gardens, waterways, urban housing developments,
retail developments, etc.

IV. Committee Discussion/Feedback

Mr. Butler led the discussion with the committee,
soliciting their feedback:

Rene Castilla, North Lake College: | really like the
design and direction.

Response: Comment Noted

Rene Castilla, North Lake College: Does your
plan displace businesses’ parking along the East
Corridor?

Response: We did not remove any parking. We
simply added “green” elements (i.e., hedges and
streetlights) in existing space and reduced the
number of curb breaks.

Rene Castilla, North Lake College: Will we ulti-
mately displace existing businesses with new ones?

Response: Not necessarily. We want to work with
businesses on enhancements.

Jerry Bates, Oncor Electric Delivery: On the
renderings where you have taken away above-
ground utilities, where will they go? This is a huge
issue, involving right-of-way, switching gears, under-
ground transformers, etc. Who will pay for this?

Response: The utilities would need to be buried
underground. We understand this is an expensive
process, and we will be looking into public-private
partnerships that can help us achieve the goal.

Jack Spurlock, Planning & Zoning Chair: We are
going to need substantial zoning changes and we
need direction from you (EDAW) on how to go about
that. Do we need to be enacting new zoning codes
in anticipation of this project?

Response: Zoning will need to be addressed, but we
need to finalize the plan first.

Jack Spurlock, Planning & Zoning Chair: How are
you going to accomplish all of this without utilizing
eminent domain? This is very controversial.

Response: We are not looking at utilizing eminent
domain.

Carol Wood, Joe’s Coffee Shop: Where does the
water come from (in the rendering)?

Response: Texas is known for creating man-made
lakes. We would analyze all options for creating

a water feature to the developments while accom-
modating the existing drainage channels. If it is not
feasible, we may replace the water parks with green
parks.

Roy Santoscoy, Roy’s Pawn Shop: | agree
conceptually that the plans are beautiful. On the
East end where you have suggested “greening” the
streets, that seems very cost-effective and non-
invasive. If we can't get right-of-way and/or funding
to put utilities underground, maybe we could at least
move the utilities back toward the railroad line. |
agree the public-private partnerships will be instru-
mental in moving all of this forward. Maybe the City
of Irving can create a matching fund program to
match all or some of the private investment in these
developments. Regardless, we will need to have

a shared vision of what the end result should be. |
think there is potential for a lot of enthusiasm around
this project and it's long overdue.

Response: Comment Noted
Sharon Phares, Revere Place Neighborhood

Assoc.: Some of this project involves state high-
ways. How will you coordinate with TXDOT and
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other agencies?

Response: We will work very closely with the Texas
Department of Transportation on any improvements
that affect state roadways.

Roy Santoscoy, Roy’s Pawn Shop: Would you
please repeat the projected square footage of office
and retail to be developed?

Response: 200,000 to 300,000 square feet of net
new retail space, and 250,000 square feet of net new
office space. It should be noted that this is a long-
term project; we're looking at 10 to 20 years out.

Phil Smith: Unbridled thinking is sometimes hard fo
us. We need to really engage in free thinking around
this project, which you have.

Response: Comment Noted

Phil Smith: Looking at the possibility of having two
lanes in each direction versus three, has anyone
done a study of traffic patterns and volume? Cutting
down the number of lanes may seriously hamper
travel times through the corridor. This is an impor-
tant consideration since people use Irving Blvd. as
an alternate route.

Response: The analysis of traffic will continue
throughout this process and will be reflected in our
final plan.

Carol Wood, Joe’s Coffee Shop: How will you
coordinate construction on Irving Blvd. with that on
SH 183? You can't have both closed at the same
time. Irving Blvd. is the only alternate.

Response: We will work with the Texas Department

of Transportation to coordinate improvements to SH
183 with Irving Boulevard improvements.
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Roy Santoscoy, Roy’s Pawn Shop: Traffic slowing
down is not a bad thing. It has significant retail
benefits: people drive more slowly, see what’s along
the corridor and are more likely to stop.

Response: Comment Noted

Randy Boatwright: Has anyone developed an esti-
mate yet on the economic impact of the Irving Blvd.
improvements 10 to 20 years out from the develop-
ment?

Response: That is the right question to ask. We will
guantify these numbers as part of our plan. City
Council will need this information to determine the
return on investment on the City’s part.

Jonathon Shokrian: What comes first in terms of
redevelopment?

Response: The development could start throughout
the corridor simultaneously.

Doug Fox, Irving Family YMCA: If you take away
the frontage roads by the YMCA, you're taking away
80 percent of the parking for our ball parks.

Response: Thank you. We will need to look at that
further.

Doug Fox, Irving Family YMCA: We're currently
pursuing a “field of dreams” concept whereby we’'ll
construct new fields, each of which is a replica of a
famous ballpark or stadium elsewhere in the U.S. so

the kids feel like they're playing in a famous stadium.

Response: Comment Noted

Randy Raudabaugh, ExxonMobil: It seems like
this will require substantial zoning changes to
accommodate increased density.

Response: The City Council and Planning and
Zoning Committee will need to approve any zoning
changes. However, utilizing overlay districts may
allow for the increased density. We have yet to
implement mixed-use zoning in our city. We are
initiating the process to rewrite all zoning codes and
ordinances for the entire city, which will be an 18 to
20 month process.

Roy Santoscoy, Roy’s Pawn Shop: We haven't
agreed on a vision yet. We're still in the dreaming
state. We need to continue to work this plan until we
have a solid plan to move forward with.

Response: Comment Noted

V. Next Steps

Mr. Gooch closed the meeting by once again
thanking the committee members for their participa-
tion. He noted that the study is a comprehensive
effort designed to transform the Irving Boulevard
corridor, and that it is important that any implementa-
tion we propose must be sustainable on a long-term
basis.

Mr. Gooch noted to the committee that the consultant
team will present initial assessments and visioning at
the Wednesday, April 16 City Council Work Session.
There will be an official kickoff and celebration of

the study, which is open to the public, on Thursday,
April 17, at 5:30 p.m. (immediately prior to the 7 p.m.
City Council meeting). All committee members are
encouraged to attend the kick-off celebration. The
consultants will also prepare a formal report detailing
their work in Phase | (assessment, issues, visioning),
which will be completed before the April presenta-

tions/events.



Public Input Presentation #1: April 17, 2008

The first presentation to the public concerning the
Irving Boulevard Enhancement Study took place
at Irving’s City Hall, in the Council Chambers, on
Thursday, April 17, 2008, at 5:30 p.m.

I. Project Introduction

Paul Gooch opened the meeting by welcoming the

public and underscoring the importance of the public

input to the Irving Boulevard Enhancement Study
project.

Mr. Gooch emphasized that this is a large-scale,
multi-year visionary project, with the end goal of

transforming the Irving Boulevard corridor into a true

destination for residents, businesses and visitors.

Il. Phase | Presentation

Russ Butler, vice president at EDAW, began the
presentation by providing a quick summary of
inventory and assessment items, including current
development, existing land use and zoning, existing
open space and trails systems, transit systems and
existing physical and visual conditions.

Mr. Butler then presented a series of enhancement
opportunities, with examples from other municipali-
ties, including Kansas City, Missouri, and Omaha,
Nebraska. These included:

- “Greening” the street: adding trees, landscaping
and streetscape elements to enhance visual appeal

- “Walkable urbanity”: creating urban villages, walk-
able areas with activity nodes and gathering places

- Connectivity: designing walkways, bridges, transit
stops, etc., which greatly improve the flow of people
across and along the corridor

THNTNG WOULEY ARD ENRANCEMENT 8TU

- “24/7": creating retail, commercial and residential
options, including urban villages and entertainment
zones, that will allow people to live, work and play in
the area around the clock

- Image/identity: creating a unique look and iden-
tity for the corridor that incorpoates urban design
elements such as icons, towers, lights, etc.

Mr. Butler indicated that to initiate the transformation
of the Irving Boulevard corridor will require a series
of “catalyst” projects, including mixed-use develop-
ments and gateways into and out of the corridor. He

then unveiled a series of “vision” slides for the east
and west districts of the corridor with renderings of
gardens, waterways, urban housing developments,
retail developments, etc.

Ill. Discussion/Feedback

Mr. Butler led the discussion with the audience, solic-
iting their feedback:

Question: You pointed out all of the enhancements
on the West End, like undergrounding the utilities.
On the east end, it looks like you're just putting in
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some shrubs. Will both ends get equal attention?

Response: Yes, we will make both ends equally
attractive.

Question: Can you work into the plan a trolley that
would cater to youth — pick them up and drop them
off along the boulevard?

Response: Yes, that's a possibility. We're also
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working with the TRE and looking at bus routes. The
idea would be to provide mass transit that accommo-
dates all ages.

Question: Have traffic studies been done to analyze
traffic?

Response: Yes, and we continue to look at this
to determine the best traffic configurations for the
boulevard.

Question: Are you looking at the access from EB
183 to Irving Blvd?

Response: We are working closely with TxDOT on
this interchange to make it more direct onto Irving
Blvd.

Question: Have you looked at making Irving Blvd.
two-way as opposed to one-way?

Response: Yes, we are looking at switching back to
a two-way road. Studies show that retail shops do

| better with two-way traffic and on-street parking.

Question: What kind of shops will be introduced in
| this area? Will there be big chain stores?

Response: We are still in the preliminary planning

| stages, so we don't know yet. We do know that we

want this area to be a destination that draws in resi-
dents and visitors. There is a place for both chains,
but we also are very much in favor of “mom and pop”
stores.

| Question: Who has control over what happens to

Hwy 3567 Who pays the bill?

Response: A project of this scope will require a lot of

__ partners, including TxXDOT. We are cognizant of the

costs to customers.

Question: This boulevard has been studied to death
and nothing has ever happened.

Response: Our intent is not to drag this out. We
have staff and leadership in place to put these things
in motion. It may take several years, but you will see
progress in the near future.

Question: Will you allow 18-wheelers to travel along
Irving Blvd.?



Response: Right now, we are still in the visioning
stage. We are looking at how we can improve the
boulevard and build a much better solution.

Question: It seems like 75% of the proposed
roadway would be taken up by a median? How do
you maximize the space without cutting into traffic?

Response: There’s ample room in the roadway to
accommodate both the road and the median.

Question: Have you looked at traffic flow? If SH183
gets snarled, Irving Blvd. is the primary alternate
route.

Response: We are well aware the role that Irving
Blvd. plays as an alternate route. We will figure that
into our final recommendations.

Question: How much money is dedicated to this
project?

Response: We can't tell you right now. The City is
setting aside funds for enhancements, but we need a
firmer plan and costs.

In addition, many of the public in attendance chose
to fill out comment cards:

Anonymous: | live on the east end of Irving Blvd.
(Irving Heights). Will new building codes and expec-
tations be set for the many unattractive automo-

tive retailers or are you only planning to hide them
behind bushes?

Alex Williams: | believe the committee should
consider the intersection at Story to be done similar
to the Spring Valley & US 75 intersection in North
Dallas. Irving Blvd. to bridge over and Story to
tunnel under.

Jawed Saya: | have a business at 700 East Irving
Blvd. | was told that the city is going to buy the prop-
erty by exercising eminent domain. | just own the
business not the property for the last 11 years and |
still have 13 more years to go. | am worried about
my business. Please contact me about it ASAP.

Dana Von Voss: “Underground Utilities” — A must;
Shift Irving Blvd. traffic to two way from one way;
Reduce the number of pawn shops; Use the old
wood water tower as a symbol for all tower caps

Jo Andres: Someone give Paul Gooch a shovel.
I’'m excited for the future.

Timberly Lewis: | am concerned with the choice to
remove a lane from east Irving Blvd. Traffic flows
poorly now at prime times. This will be a bigger
problem when you are trying to attract people to an
area.

Alison F.: This is a good design, a lot of green, but |
don't see parks or recreation for kids or family area.
We also need sidewalks.

Anonymous: You needed to allow more time for
questions & input for this meeting. Please consider
this for the future meetings.

Greg Coghlan: Great! Let's doit. Please keep
Irving Blvd. property owners informed.

J.C. Corey: | hope native plants, shrubs, trees will
be used in this project to reduce watering and main-
tenance costs and reduce our “footprint” on the earth

Julie Robles: | would like to see updates to the
project regularly posted on the city’s website. |
would like to know a tentative timeline — project start
date, when initial starting point centers will be under
construction/finished.

Kay Schecht: Need a youth trolley and special
pick-up/drop-off stations for it to take young people
to special events and other youth activities.

Kim Lewis: | am concerned about moving utilities
behind buildings. | own a childcare facility. This may
present a safety issue for the children in my facility.

Appendix C: Meeting Minutes 181



Boulevard Advisory Committee Meeting #2: May 27, 2008

The second meeting of the Boulevard Advisory
Committee took place at Irving's City Hall, in the 3rd
floor training room, on Tuesday, May 27, 2008, at
7:00 p.m.

Committee members in attendance included: Rene
Castilla, Doug Fox, Scott Hawkins, Carter Holston,
Peggy Masters, Stan Morgan, Suzanne Paul, Vernon
Proctor, Roy Santoscoy, Jonathon Shokrian (with
guest, Blaise McGinley), Brian Smith, Phil Smith,
Jack Spurlock, Rick Stephenson, and Carol Wood.

City of Irving staff in attendance included: Paul
Gooch, Kevin Kass, David Leininger, Jim Cline, Gary
Miller, Casey Tate, Don Williams (Irving Chamber),
Brenda McDonald, Max Duplant.

Consultants in attendance included: Russ Butler and
Matt Duncan (EDAW), Don Szczesny (TCB), Bill
Cunningham (Leland Consulting Group) and Karen
Berlin (Cooksey Communications).

l. Project Overview

Kevin Kass opened the meeting by welcoming the
committee members to their second meeting and
thanking them for taking the time to participate in this
important study. Mr. Kass indicated that the consul-
tant team is nearing the end of the “Design and
Development” phase, which means that the study is
approximately 50 percent complete at this point. The
renderings shown at the meeting were presented

to the City Council’s Planning and Development
Committee earlier that day.

The next public input session will take place on
Thursday, June 12, at 5:30 p.m., at City Hall (just
prior to the City Council meeting). Committee
members are encouraged to attend.

182

Il. Work Program:

Design & Development Presentation

Russ Butler, vice president at EDAW, introduced the
team of consultants serving on this project.

Mr. Butler reviewed concepts discussed at the first
committee meeting, namely connectivity, walkable
urbanity, “greening” the corridor and developing 24/7
concepts that provide entertainment, business and
residential options around-the-clock.

Mr. Butler reviewed the renderings from the last
session and presented new alternatives based on
feedback from the committee, City staff and the
public. For example, the divided highway concept in
the first rendering, is now a “meandering” highway
with parks along the route, directly contiguous to
neighborhoods to provide easier and safer access.
Mr. Butler also presented concepts for significant
gateways at either end of the corridor that might
include a major water feature, kinetic art, land-
scaping and signage.

Mr. Butler also discussed some of the proposed
traffic flow options, such as shifting the lanes in the
Central District to two-way from one-way, and taking
the East District down to two lanes in each direction.
The City is working with Don Szceszny at TCB on
various alternatives based on traffic flow patterns.

Bill Cunningham of Leland Consulting Group
provided an update on market opportunities and
discussed the challenge of marrying the new design
elements with market realities. In the West District,
Mr. Cunningham pointed out opportunities for tradi-
tional office space, live/work space, retail and urban
residential (condominiums, townhomes, small single-
family lots, upscale rental lofts and rowhouses). The
East District could function as a multi-cultural district

with commercial, entertainment, ethnic retail (i.e., a
mercado concept), urban residential and specialty
(lodging, institutional, public) buildings/venues.

[1l. Committee Discussion/Feedback

Mr. Butler led the discussion with the committee,
soliciting their feedback:

Rene Castilla, North Lake College: | like what you
have suggested for the East District. Would we have
to eliminate heavy industrial on the East End for this
to work? Or will we not make new industrial space
available as properties open up?

Response: (Cunningham) This is an issue for the
whole corridor. How do we overlay this grand vision
on top of what exists over the next 10-20-30-50
years? How do we encourage nonconforming or
non-compatible uses to join in or get out of the way?
We are not talking about scraping what exists and
starting over. The City can write new development
codes that limit industrial growth. Revitalization is
about controlling land or assembling land for best
uses.

Rene Castilla, North Lake College: We've got a
great start with McDougal. The Plymouth Park area
is ready for development and revitalization.

Response: Comment noted.

Peggy Masters, Comerica Bank: What is the
funding schedule for this project? Will it be funded
with public money or private money or both?

Response: (Butler) It's a little premature to talk about
the funding schedule, but we anticipate it will be a
mix of public and private funding. For instance, the
City might invest in the greenspaces and gateways;
private investors or public/private partnerships could



fund the redevelopment (orange) areas. The timeline
is probably 20 to 30 years out. Typically, the City will
make investments and enhance the public realm and
private money will follow.

Rene Castilla, North Lake College: Where do you
start on this project (location)?

Response: (Butler) We recommend starting at the
framework nodes that we identified earlier (gateways
at SH 183/Loop 12, Plymouth Park, Heritage District,
East End). McDougal will probably happen first and
will likely serve as a catalyst project.

Phil Smith, Housing & Human Svcs Board: |

like the snake configuration for the road, and the
pedestrian access to the greenspaces. | would
encourage you to make sure that with any new
residential building that you build to meet needs of
mixed incomes, including workforce housing. We
need homes that police, fire and teachers can afford.
Being high-end and attractive does not necessarily
serve the community as a whole.

Response: Comment noted.

Carol Wood, Joe’s Coffee Shop: | couldn’t attend
the April 17 meeting, but | encouraged my customers
to go. They were very excited about possible
changes in Plymouth Park neighborhood but were
very concerned about the parks between the
highway and the safety of this concept.

Response: Comment noted (Alt. B addresses this).
Jack Spurlock, Planning & Zoning Commis-
sion: Will any of this project commence before the

McDougal redevelopment finishes?

Response: (Gooch) Yes. The City’'s commitment
is strong. Once the implementation and funding

mechanisms are in place we can start with road and
gateway improvements. We need to take advantage
of each opportunity to build on success, so that we
can attract and build momentum among private
investors.

Jack Spurlock, Planning & Zoning Commis-
sion: We need to make sure that there are upfront
financial commitments to this project in order for it to
succeed.

Response: (Gooch) That's when you'll see City/
community opportunities. We can partner with other
public entities to accomplish some of this.

Rene Castilla, North Lake College: Do think the
redevelopment will bring in first tier or second tier
retail?

Response: (Cunningham) Yes. And changing
economics of the area will result in natural turnover.
If the City rezones and creates incentives, this can
happen faster. As revitalization takes place, property
values increase and so does cost of doing business.
At some point, this makes lower uses less feasible.
(Kass) As | mentioned before, the City is working on
a rewrite of zoning ordinances to remove obsolete
and/or underperforming ordinances. We are iden-
tifying ways for the City to address these over long
periods of time. (Leininger) We are going to come
up with a specific set of land uses and feed those
into a revised, updated comprehensive plan. We will
identify non-conforming uses that cannot continue.
The uses will be different up and down the Boule-
vard. We will need to stop certain uses of land from
continuing in order for development to take place.

In terms of funding, a good analogy was used by

Michael Morris (transportation director for NCTCOG).

It's like a Christmas tree with lots of bright, shiny
ornaments. You have to focus on a few to get
started. We need to dovetail on other initiatives and

opportunities for state and federal financing.

Jack Spurlock, Planning & Zoning Commission:
It seems like we’ll be chasing away existing busi-
nesses from this area. Where will they go to?

Response: (Cunningham) This is part of the political
challenge on the City’s part.

Carter Holston, NEC America: You keep talking
about this as a destination. What is the actual desti-
nation? Is it more than converting traffic lanes to park
areas?

Response: (Butler) We're looking for unique, inter-
esting mixed-use developments throughout the
corridor. Like an urban village with lots of types of
uses (retall, residential, entertainment, parks) that
draw people there because it's unique.

Rene Castilla, North Lake College: Does code
enforcement come into play in this plan? Will they
knock down functional buildings that don't fit the
model? Will they try to enforce the codes?

Response: (Kass) This is a long-term process. We'll
approach it like we are now with the buildings in

the McDougal redevelopment zone. (Gooch) There
are some very viable, strong businesses along the
corridor. We have no intention of forcing them out.
We have mechanisms in place to help them upgrade
their businesses. It's important for us to find balance
in the uses.As for the “destination,” we want to
create niche markets, mixed-use areas that draw
people in.
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Roy Santoscoy, Roy’s Pawn Shop: The public will
need to see public dollars invested upfront. They
need to know that the City is serious about this
project. Money will give the plan traction — whether
it's $30 million or $50 million. Without this, the busi-
ness sector won’'t commit. Businesses won't just
shut down and go away. They will need incentives
to sell and move. As the plan unfolds, the economic
equation will be such that the businesses will receive
more money to move than to stay and operate their
businesses. You can't just make their uses “non-
conforming.” The City did this years ago and there
was a huge uproar. You need to go into this with
the attitude of “we’d like you to join us in our plans,”
otherwise it will get ugly.

Response: Comment noted.

Suzanne Paul, Simon Properties/Irving Mall:
Given the challenging economics of this area, what
types of retail would you envision? Entertainment?

Response: (Cunningham) We are taking a look at
what the market will support. We don’t have any
feedback for you yet on what type. We know that we
want it to be viable and long-term. It's a three-step
process and the hardest part of this plan. First, we
want to stabilize the retail that is there — give them
facelifts, etc. Next, we want to grow the existing
retail base and attract new ones. It's our challenge to
help tell the right story given the economic situations
and realities. Finally, we want to move into “ultimate
transformation,” once the development occurs, that
draws in new, exciting retail concepts.

Peggy Masters, Comerica Bank: Did you see the
recent article on the Grand Plaza in Fort Worth?
People are driving two to three hours just to go
there and shop. It's become a great destination for
Hispanics and others.

Response: (Cunningham) Yes. They did a great job

converting the plaza to a Hispanic oriented market-
place and it's been very successful. The Hispanic
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community views shopping centers as community
gathering places. We see that potential here, particu-
larly on the East end. And our demographics are
even better here than in Fort Worth.

Roy Santoscoy, Roy’s Pawn Shop: The City will
need to be a dynamic partner in this project. This will
be challenging, but the City will need to give us an
estimated public commitment.

Response: (Cunningham) You've already seen the
City’s first big investment in paying for this study.
The City needs to be commended for its vision

and commitment. At the end of the day, successful
revitalization is a function of both public and private
investment. It needs to be equal.

Jonathon Shokrian, Plymouth Park Shopping
Center: You want to be careful about sharing specific
dollar amounts. This happened in downtown Dallas
— they threw some numbers around and everyone
came calling to get a piece of the pie, and then the
money dried up.

Response: Comment noted.

Carter Holston, NEC America: | assume that
throughout your plans you will be building and
designing for sustainability?

Response: (Butler) Absolutely. We'll look at this
both in terms of landscaping, buildings and types of
developments.

IV. Closing Remarks/Next Steps

Mr. Kass closed the meeting by once again thanking
the committee members for their participation. He
noted that the study is a comprehensive, forward-
thinking initiative designed to transform the Irving
Boulevard corridor, and that it is important that any
implementation we propose must be sustainable on
a long-term basis.



Public Input Presentation #2: June 12, 2008

The first presentation to the public concerning the
Irving Boulevard Enhancement Study took place
at Irving’s City Hall, in the Council Chambers, on
Thursday, June 12, 2008, at 5:30 p.m.

I. Phase Il Presentation

Russ Butler, vice president at EDAW, began the
presentation by describing two alternatives for

the overall “grand vision” of the Irving Boulevard
Corridor. Alternative A focused on “greening” the
corridor, serving as a model for the City of Irving as
well as all of North Texas. Alternative B focused on
creating “The Spirit of Texas”, where art and culture,
diversity and common pride unite as one.

Mr. Butler went on to speak about the opportuni-
ties and constraints facing the redevelopment and
enhancement of the corridor.

Mr. Butler reviewed concepts discussed at the first
public presentation, namely connectivity, walkable
urbanity, “greening” the corridor and developing 24/7
concepts that provide entertainment, business and
residential options around-the-clock.

Public realm enhancement alternatives were
presented to the public for the West, Central and
East districts (as defined by the project team).

New alternatives, previously unseen by the public,
reflected comments and concerns from the previous
public event.

Mr. Butler also discussed some of the proposed
traffic flow options, such as shifting the lanes in the
Central District to two-way from one-way, and taking
the East District down to two lanes in each direc-
tion. The City is working with the traffic consultant on
various alternatives based on traffic flow patterns.

Mr. Butler provided an update on market opportuni-

ties and discussed the challenge of marrying the new
design elements with market realities. In the West
District opportunities for traditional office space, live/
work space, retail and urban residential (condomin-
iums, townhomes, small single-family lots, upscale
rental lofts and rowhouses). The East District could
function as a multi-cultural district with commercial,
entertainment, ethnic retail (i.e., a mercado concept),
urban residential and specialty (lodging, institutional,
public) buildings/venues.

Mr. Butler then presented concepts for significant
gateways at either end of the corridor that might
include a major water feature, kinetic art, land-
scaping and signage.

II. Discussion/Feedback

Mr. Butler led the discussion with the audience, solic-

iting their feedback:

Question: Irving Blvd. is a street. The frontage
roads serve as safety features. It would be an
ecological nightmare to tear it up and then start
reconstruction.

There shouldn’t be a park between the lanes. It's a
highway as it is. | don’t want to walk along there.

Leave the street the way it is and just enhance it.
Make the guard rails pretty.

The water feature can't be maintained.
I’'m speechless about this. It's not reasonable.
You're talking about squeezing down the lanes on

the Blvd.

Response: Thank you for the comments. We have
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addressed the green space between the lanes with
an alternative that has the Blvd. meandering, estab-
lishing small parks/green spaces that are contiguous
to the neighborhoods.

Question: | don’t have children but if | did, | wouldn’t
send them to a park next to four lanes of traffic to

play.
What happens when there is an accident?
The water feature is not a great idea.

Plymouth Park should be bulldozed — you can put a
water feature inside there.

By the DART station, I'd like to see a small market
where you can purchase food for a train. We need
shack places.

Response: Thank you for your comments.
Question: When the plan is adopted, the most
important part will be the implementation. I'm inter-
ested in the logistics of the two-way street — how
would that work?

| have a small business on Main Street, so I'm
concerned about the project creating a barrier of
access to my business.

You need to clearly define the logistics during
construction.

Aesthetically, how will it look during construction?

I'd like to see a minimalistic approach that looks
fabulous.

Response: Thank you for your comments. We have
done a number of these projects around the country
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that would result in construction around active busi-
nesses. We have lots of experience with that.

Question: It's important for Irving to have things to
look forward to. This plan is a great beginning. We
can’t expect the whole plan to be implemented, but
it gives us something to build around. There will be
lots of change in 30 years. I'm very excited about
the aesthetics and appearance.

We need to approach this with a calm attitude. We
need to focus on the positive, not the negative.
There are ways to handle this without endangering
the community.

Response: Thank you for your comments.

Question: Irving Blvd. is State Highway 356. It's a
heavily traveled area. You talk about taking away
the turn lane? No way!

It used to be two-way 30 years ago, and they
changed it because it didn’t work.

Response: Thank you for your comments.

Question: I've lived in Irving for a long time. |
seen it evolve.

ve

The plans are beautiful. The pocket parks are great.

| have people come visit me and talk about how
much they like the little parks with sculptures.

We need to do something about the hodge podge
of buildings that prevent beautification. We need
to regulate signage. The entry to Irving Blvd. is not
pretty.

Response: Thank you for your comments.

Question: | like the plans presented. It will give us

a kick in South Irving. As for the median park, | see
this more as a walking/biking trail, not necessarily a
park where people go to play.

Response: Thank you for your comments

Question: I'm new to Irving. We definitely need to
revitalize the area — it's going down fast. We can't
ignore this, we need to revitalize. We have lots of
cool homes, we need to take care of them.

Response: Thank you for your comments

In addition, many of the public in attendance chose
to fill out comment cards:

Lee Lowrie: Do not tear up Irving Blvd. Just beau-
tify the existing street.

Velma White: | like the looks of the presentation.
We need to get busy! Plymouth Park really needs
working over.

Q Phillips: Wonderful!! We support this 100%.

Patricia Reed: | like the concepts presented. Would
love to have more retail shopping back in Plymouth
Park. **Please improve the hodge podge of build-
ings from Irving Heights to Britain Road.

Cory Merchant: | would like to see the “park” portion
of this project to be connected to the upcoming
Dallas Trinity Park. It would be nice to easily
connect the two so people can safely walk, run, bike,
rollerblad, etc. between downtown Irving and down-
town Dallas.

Ruby Sevcik: Green/garden? Texas spirit? How
about “nostalgia meets the future.” Central area:
1930s to 1960s. West: modern. East: new frontier.
Travel through time in Irving. Everybody happy.





