MANSFIELD DOWNTOWN
DEVELOPMENT STRATEGIES

ADOPTED JULY 27, 2020

ACKNOWLEDGMENTS
MANSFIELD CITY COUNCIL
David Cook - Mayor
Brent Newsom - Place 2
Mike Leyman - Place 3
Casey Lewis - Place 4
Julie Short - Place 5
Terry Moore - Place 6
Larry Broseh - Place 7

REVITALIZATION OF HISTORIC DOWNTOWN
MANSFIELD SUB-COMMITTEE
Brent Newsom, Chair
David Cook
Casey Lewis

CITY STAFF

Shelly Laners, Assistant City Manager
Matt Jones, Planning Director
Lisa Sudbury, Assistant Planning Director
Bart VanAmburgh, Director of Public Works
Matt Young, Director of Parks and Recreation
Richard Nevins, Director of Economic Development
Theresa Cohagen, Director of Convention and Visitor’s Bureau
Bernadette McCranie, Special Projects Manager

CONSULTANT TEAM
HALFF ASSOCIATES, INC

Lenny Hughes - Principal-In-Charge
Matt Bucchin - Project Manager
Kendall Howard - Deputy Project Manager
Brennan Kane - QA/QC
Kelsey Ryan - Planner
Dean Stuller - Traffic Engineer
Cesar Murillo - Traffic Engineer

HR&A ADVISORS

Joseph Cahoon - Senior Advisor
Thomas Simpson - Director
Madison Morine - Analyst
ii

Downtown Mansfield Development Strategies

TABLE OF CONTENTS
EXECUTIVE SUMMARY
PRIORITY STRATEGIES...............................................................................................VI
I - PURPOSE AND VISION
BACKGROUND...............................................................................................................1
PAST PLANNING EFFORTS........................................................................................4
STAKEHOLDER ENGAGEMENT.................................................................................8
UPDATED VISION........................................................................................................10
II - ASSESSMENT
LAND USE.....................................................................................................................13
PARKING SUPPLY AND DEMAND...........................................................................22
MARKET ASSESSMENT.............................................................................................34
TIRZ PERFORMANCE...............................................................................................44
III - DEVELOPMENT STRATEGIES
INTRODUCTION.........................................................................................................47
REGULATORY STRATEGIES....................................................................................50
PUBLIC SPACE IMPROVEMENTS...........................................................................60
CIRCULATION & CONNECTIVITY...........................................................................66
PARKING STRATEGIES............................................................................................72
MARKET ACTIVATION STRATEGIES......................................................................80
FUTURE DEVELOPMENT IMPACTS AND VALUES.............................................86
SUMMARY...................................................................................................................94
APPENDIX
STAKEHOLDER LISTENING SESSION SUMMARY..............................................103
MARKET ASSESSMENT PRESENTATION..............................................................106

iii

LIST OF FIGURES & TABLES
LIST OF FIGURES

Figure 1.1 - Plan Process.........................................................................................................................................2
Figure 1.2 - Downtown Study Area Limits.............................................................................................................3
Figure 2.1 - Existing Land Use.............................................................................................................................14
Figure 2.2 - City-Owned Property in Downtown...............................................................................................17
Figure 2.3 - Areas of Growth and Change..........................................................................................................19
Figure 2.4 - Revenue Per Acre.............................................................................................................................20
Figure 2.5 - Parking Survey Study Area ............................................................................................................23
Figure 2.6 - Existing Parking Supply - Northwest Quadrant............................................................................25
Figure 2.7 - Existing Parking Supply - Southwest Quadrant............................................................................25
Figure 2.8 - Existing Parking Supply - Southeast Quadrant............................................................................26
Figure 2.9 - Existing Parking Supply - Northeast Quadrant............................................................................26
Figure 2.10 - Parking Demand - Northwest Quadrant - Day 1...........................................................................27
Figure 2.11 - Parking Demand - Northwest Quadrant - Day 2...........................................................................28
Figure 2.12 - Parking Demand - Southwest Quadrant - Day 1...........................................................................28
Figure 2.13 - Parking Demand - Southwest Quadrant - Day 2...........................................................................29
Figure 2.14 - Parking Demand - Southeast Quadrant - Day 1...........................................................................29
Figure 2.15 - Parking Demand - Southeast Quadrant - Day 2...........................................................................30
Figure 2.16 - Parking Demand - Northeast Quadrant - Day 1...........................................................................30
Figure 2.17 - Parking Demand - Northeast Quadrant - Day 2...........................................................................31
Figure 2.18 - Walking Distance Times from Main Street/Broad Street Intersection.......................................33
Figure 2.19 - Percent Change of Total Population (2013-2017).......................................................................35
Figure 2.20 - Population Change 2013-2017......................................................................................................35
Figure 2.21 - Housing Units by Type - ACS 2017................................................................................................36
Figure 2.22 - New Housing Units Added City-Wide (2014-2018).....................................................................37
Figure 2.23 - Downtown Multi-Family Rents......................................................................................................37
Figure 2.24 - Active Residential Subdivisions.....................................................................................................37
Figure 2.25 - Office Market Percent Change.....................................................................................................38
Figure 2.26 - Office Market Total Change..........................................................................................................38
Figure 2.27 - Mansfield City-Wide Office Absorption, Vacancy, Delivery ......................................................39
Figure 2.28 - Office Rents.....................................................................................................................................39
Figure 2.29 - Mansfield Office Space Since 2015...............................................................................................39
Figure 2.30 - Retail Development Since 2015....................................................................................................40
Figure 2.31 - Average Retail Rents.......................................................................................................................41
Figure 2.32 - Downtown Square Footage...........................................................................................................41
Figure 2.33 - Average Appraised Value Per SF....................................................................................................41
Figure 2.34 - Actual Taxable Value Growth vs. Projections - Downtown TIRZ..................................................45
Figure 2.35 - Future Tax Increment......................................................................................................................45

iv

Downtown Mansfield Development Strategies

Figure 3.1 - Components of a Successful Downtown..........................................................................................48
Figure 3.2 - Downtown Zoning Sub-District Map.................................................................................................51
Figure 3.3 - Recommended Downtown Public Space Improvements...............................................................61
Figure 3.4 - Recommended Circulation Plan.......................................................................................................67
Figure 3.5 - Residential Street Parking Closures for Special Events - Northwest Quadrant.............................74
Figure 3.6 - Residential Street Parking Closures for Special Events - Southwest Quadrant.............................74
Figure 3.7 - Residential Street Parking Closures for Special Events - Southeast Quadrant.............................75
Figure 3.8 - Residential Street Parking Closures for Special Events - Northeast Quadrant.............................75
Figure 3.9 - Recommended Catalyst Projects.....................................................................................................81
Figure 3.10 - Future Cumulative Tax Increment by Scenario.............................................................................93
Figure 3.11 - Annual Absorption by Product Type...............................................................................................93
Figure 3.12 - Overall Recommendations Map.....................................................................................................95

LIST OF TABLES
Table 2.1 - Existing Land Use Breakdown..........................................................................................................13
Table 2.2 - Average Revenue Per Acre By Land Use.........................................................................................21
Table 2.3 - Total Parking Demand During Surveys............................................................................................31
Table 2.4 - Household Characteristic Comparison..........................................................................................35
Table 3.1 - Suggested Modifications to Downtown Sub-District Characteristics ........................................52
Table 3.2 - Recommended Parking Requirements by Sub-District................................................................77
Table 3.3 - Redevelopable Acreage in the Downtown Sub-Districts...............................................................87
Table 3.4 - Breakdown of Future Product Mix (%).............................................................................................88
Table 3.5 - Value by Use Per Acre........................................................................................................................88
Table 3.6 - Downtown Sub-District Build-out by Product Mix (Acre)................................................................90
Table 3.7 - Downtown Sub-District Build-out by Product Mix ($)......................................................................90
Table 3.8 - Build-Out Scenario Summary............................................................................................................91
Table 3.9 - Build-Out Scenario Value and Revenue............................................................................................92
Table 3.10 - Downtown Development Strategies Implementation Summary.................................................96

LIST OF ACRONYMS

ACS = American Community Survey
ADA = Americans with Disabilities Act
CDBG = Community Development Block Grant
DFW = Dallas-Fort Worth
EDC = Economic Development Corporation
FAR = Floor Area Ratio
GFA = Gross Floor Area
ISD = Independent School District

PD = Planned Development
PPP = Public-Private Partnership
ROW = Right-of-Way
SF = Square Feet
TAS = Texas Accessibility Standards
TIRZ = Tax Increment Reinvestment Zone
TOD = Transit-Oriented Development

v

EXECUTIVE SUMMARY
PRIORITY STRATEGIES

The overall purpose of this effort is to identify specific strategies for the continued development of
Historic Downtown Mansfield. As presented in Part III of this compendium, there are a total of 32
recommended development strategies ranging from regulatory changes to physical improvements.
Of these strategies, a total of eight are identified as high-priority. These are generally short-term, highimpact actions that involve minimal investment from the City rather than staff time. The eight strategies
listed below should be the immediate implementation focus for Council and staff. The strategies are
shown in the order they are presented in the compendium.

Strategy 1: Downtown Zoning District (pg. 50)
The base zoning in downtown today does not reflect the character of development intended for
an urban, walkable area. First recommended in the 2013 Downtown Plan, this strategy focuses
on replacing the existing zoning in downtown with updated zoning regulations with distinct subdistrict boundaries that reflect the desired intensity of development. Staff has already begun the
process of developing the regulations and should complete the update in the near-term future.
•
•

Added Value: Increase predictability with development and achieve desired character.
Initial Steps: Convene public meetings with affected property owners within the proposed
zoning district; continue drafting zoning district regulations.

Strategy 11: Gateways (pg. 63)
Gateways are monumentation features meant to mark
an entry to an area of significance, such as Downtown
Mansfield. There is significant momentum for this strategy
currently; the City has recently completed a wayfinding
study and has also constructed a gateway on the northern
entrance of downtown. Additional gateway features should
be developed in conjunction with the implementation of the
wayfinding features within downtown.
•
•

Added Value: Improve recognition of downtown district.
Initial Steps: Convene stakeholder meetings to discuss
design concepts for major and minor gateways.

Existing downtown gateway feature (right).
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Strategy 21: Parking Awareness Campaign
(pg. 72)
Part II of this compendium shows that Downtown
Mansfield has an oversupply of parking for most
times of the day. Therefore, strategically investing
in ways to advertise existing parking is important.
The completion of the wayfinding project will
aid in directing drivers to parking lots. The City
should also work to create maps locating public
and shared parking and place them prominently
on the City’s website as well as on pertinent
downtown group’s pages.
•
•

Added Value: Develop public understanding
of available parking.
Initial Steps: Set up a meeting with the various
downtown groups to discuss disseminating
parking information on various online and
social median platforms.

Online map of parking options for Downtown McKinney
(right). Source: City of McKinney.

Strategy 22: Residential Street Parking for Special
Events (pg. 73)
Demand for parking in downtown is highest during
special events, which occur throughout the year in
Mansfield. During events, attendees will park in the
neighborhoods immediately surrounding Main Street,
sometimes causing issues with traffic circulation. The
City should formalize a process to restrict parking to
one side of residential streets during special events
to ensure adequate circulation for both residents and
visitors.
•
•

Added Value: Improves circulation and identifies
available on-street parking during special events,
maintains emergency access.
Initial Steps: Implement the residential street
parking restrictions during the next large event in
downtown and record any needed adjustments.

Example of proposed restricted street parking for special
events (right).
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Southwest Quadrant

Strategy 23: Downtown Sub-District Parking Requirements (pg. 76)
The allowable uses in the proposed downtown zoning district (Strategy 1) will vary by sub-district,
so the parking requirements should vary as well. Required parking in the downtown area should
be subject to additional standards intended to protect the urban character and walkability
essential to a downtown area. This strategy recommends specific parking considerations to
be incorporated into the downtown zoning district accompanied with additional performance
standards.
•
•

Added Value: Predictability about parking requirements.
Initial Steps: Incorporate the recommended parking requirements into the draft downtown
zoning district regulations.

Strategy 25: Promote Development of 4-Acre
Sites (pg. 80)
Existing market conditions suggest that the
most viable use of the city-owned land in the
northeastern part of downtown is moderate
density residential. In order to successfully
promote the site to developers, the City should
clarify its goals for development to ensure that
the site is developed in a manner that reflects
the overall character of downtown.
•
•

Added Value: Promote context-appropriate
development to serve as catalyst for future
activity.
Initial Steps: Re-engage development
community to better understand lack of
response to previous solicitation.

Development catalyst sites, including the four acre site
(right).

Strategy 31: Downtown Coordinator Position (pg. 84)
There are many staff members who dedicate part of their time to the development of downtown,
however, a dedicated downtown development staff person could solely focus on activities such
as promotion and marketing, recruiting businesses, and serving as a liaison for local businesses.
This position is also important to create as the Texas Historical Commission’s Main Street program
requires cities to hire a full-time downtown manager to participate.
•
•

viii

Added Value: Dedicated staff whose sole focus is on revitalization of downtown.
Initial Steps: Budget for a full-time downtown coordinator position and identify duties, which
should be focused on bringing development to downtown initially.
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Strategy 32: Coordination with Property Owners and Downtown Groups (pg. 84)
There are several existing groups within downtown; in order to share resources and be more
productive, the City should continue to develop a strategy for more cohesive engagement amongst
the downtown groups and property owners. More coordinated engagement and marketing will
likely increase activity in Downtown Mansfield.
•
•

Added Value: Increased coordination among varying downtown-focused groups
Initial Steps: Continue regular meetings with existing downtown groups to discuss issues and
partnership opportunities.

Priority Development Strategy Implementation Summary
Added Value

Associated
Goal(s)

Relative
Cost

Relative
Impact

1

Downtown
Zoning District

Increase predictability
with development and
achieve desired character

Identity,
Activity,
Connectivity,
Livability

S

Property Owners,
Neighborhood
Associations

$$

H

11

Gateways

Improve recognition of
downtown district

Identity

S

Design community

$$

M

21

Parking
Awareness
Campaign

Develop public
understanding of
available parking

Connectivity

S

Downtown
Association

$

H

22

Residential
Street Parking
for Special
Events

Improves circulation
and identifies available
on-street parking during
special events, maintains
emergency access

Connectivity

S

Public Safety,
Neighborhood
Association
Leaders, Special
Event Coordinators

$

H

23

Downtown SubDistrict Parking
Requirements

Predictability about
parking requirements

Connectivity

S

Property Owners

N/A

H

25

Promote
Development of
4-Acre Site

Promote context
appropriate development
to serve as a catalyst for
future activity

Activity

S

Developers

$

H

31

Downtown
Coordinator
Position

Dedicated staff whose
sole focus is on the
revitalization of
downtown

Identity, Activity

S

N/A

$

H

32

Coordination
with Property
Owners &
Downtown
Groups

Increased coordination
among varying
downtown-focused
groups

Identity

S

Downtown groups,
property owners

N/A

H

Strategy

Timing

Partners

The full implementation summary with all of the strategies is located on pages 96-99.
S

= SHORT-TERM (1 - 2 YEARS)

H

= HIGH IMPACT

M

= MEDIUM-TERM (3 - 5 YEARS)

M

= MEDIUM IMPACT

L

= LONG-TERM (5+ YEARS)

L

= LOW IMPACT

$

= RELATIVE COST RANGE ($ - $$$)
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BACKGROUND
Historic Downtown Mansfield has experienced a resurgence over the past decade in part due to
significant public investment in infrastructure. In 2013, the City completed the Historic Downtown
Mansfield Implementation Plan that resulted in the establishment of a Tax Increment Reinvestment Zone
(TIRZ) for the downtown area. Since the TIRZ was established, funds have been used to assist with part of
the development of the Main Street Lofts, among other improvements.
In order to continue the momentum in downtown, the City contracted with Halff Associates in 2019 to
develop specific downtown development strategies with the objective of attracting additional private
investment in downtown. The intended outcomes of this project are as follows:

1|

Confirm the vision for downtown Mansfield.

2|

Recommend a unified parking strategy.

3|

Develop market strategies.

4|

Update TIRZ projections.

5|

Propose strategies for city-owned properties.
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PROJECT CONTEXT
The project limits are the TIRZ boundaries, as shown in Figure 1.2. The study area is approximately 317
acres and includes the core downtown area near the intersection of Main and Broad Streets as well as
the Main Street Lofts to the north.

PROJECT PROCESS
This technical compendium serves as a summary of the process the project team underwent to develop
the downtown development strategies. The technical compendium is organized into three parts.
|Part One, Purpose and Vision|
Identifies the purpose of the project, reviews past planning efforts, discusses stakeholder
engagement, and presents the vision and goals for downtown.

|Part Two, Assessment|
Describes existing conditions in downtown as they relate to land use and parking supply/demand.
This section also summarizes the findings from the market assessment and analysis of the TIRZ
performance since its inception in 2013.

|Part Three, Development Strategies|
Includes the recommended development strategies to continue momentum in downtown. Categories
include regulatory, public space improvements, circulation & connectivity, parking,and market
strategies.
The overall project took approximately twelve months to complete. Figure 1.1 shows the overall process.
Figure 1.1 | Plan Process
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1
August 2019

2
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2

3
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Figure 1.2 |Downtown Study Area Limits
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PAST PLANNING EFFORTS
There have been numerous planning and design efforts for the downtown area over the past several
decades. This section provides a brief overview of the previous efforts.

DESIGN GUIDELINES FOR
DOWNTOWN MANSFIELD
(1991)
The original design guidelines developed
for downtown set out standards for façade
treatments, storefront design, fenestration,
overhangs, building materials, building colors,
awnings, signs, street furnishings, lighting, and
parking. When implemented, these guidelines
are meant to achieve a cohesive look and feel in
the original downtown core of Mansfield.

DOWNTOWN DESIGN
PLAN (1995)
The purpose of the 1995 Downtown Design
Plan was to develop a common vision amongst
various downtown property owners and
stakeholder groups to revitalize the historic
center of Mansfield. The plan assessed existing
conditions, including parking supply and
demand; at the time there were 368 parking
spaces but demand for nearly 100 more. The
resulting design plan focuses on creating more
definition of the area, coordinating on public and
private enhancements so they look consistent,
and developing solutions for existing physical
limitations. The conceptual site plan included
recommendations for improving pedestrian
access, increasing parking opportunities,
improving accessibility, stronger district identity,
and consistent design standards. Many of the
proposed aesthetic improvements in this design
plan have been implemented along Main Street.

4

Downtown Mansfield Development Strategies

HISTORIC RESOURCE SURVEY
(1998)
1

The purpose of this plan was to identify
properties that may be eligible for national
and state historic designations. The survey
methodology included field investigations,
historical research, and evaluation based on
preservation priorities. Citywide, the survey
identified 45 potential sites that could be
candidates for National Register listing.

�l

. HISTORIC RESOURCES SURVEY UPDATE:
MANSFIELD1 TEXAS

The survey area conforms to the April 1 998 corporate boundaries of the City of Mansfield
(Figure 2 ) . The center of the city is found in the central south west portion of the city. It
contains the largest concentrations of historic development. However, the city currently

An Inventory of �istoric Buildings1 Structures1 Sites and Objects
Prepared for the City of Mansfield

I

I
I
I

I

...

'
I

\�\)

\/_,

.

0

,..�.\
:u

.. ......__

.. ;

�

I

I�

--

"

.....

-�

.

1

· ..

\

.

\

\

\
\
..\

\

I

I

Diane E. Williams & Associates
Historic Resources Consultants
Austin1 Texas

I

I
I
I

,

I
I

I

" ..

:"':]3

I
1-

..,.

...

"--

August1 1998

IJ

by

,·
I
I
I
I

.., .

�" .,
..
..

•

i. ,'.},
f!

''"'t;,,,,

.

....
P

..,

'•,

"'�

·'

I

Figure 2. M ansfield Survey Update Area

Source: City of Mansfield and Diane E. Williams

MANSFIELD HISTORIC
PRESERVATION PLAN (1999)
Historic Resources Survey U p d ate of Mansfield, Texas
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MANSFIELD HISTORIC PRESERVATION PLAN

This plan outlined an overarching
preservation program for the City. It provided
a comprehensive inventory of historically
significant architecture and sites. The plan
recommended that the East Broad Street area
could become a historic district in the future,
which has since occurred. Since this plan
was completed, additional studies have been
conducted and are discussed on the following
pages.

Volume I:
Goals, Objectives, Policies and Implementation Strategies
for Historic Resources in the City of Mansfield

Prepared for the City of Mansfield

..

City of Mansfield, Texas

F i g u re 2 5 . M ansfield State Bank Building

L_J
/

Sou rce : Diane E W i l l i a m s

F i g u re 2 5 . M ansfield State Bank Building

Historic Preservation .Plan

Page

50

'

by Diane E. Williams & Associates, Austin, Texas

1999
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DISCOVER HISTORIC MANSFIELD ACTION PLAN (2008)
This plan was developed for the City of Mansfield Historic Landmark Commission in 2008. The plan
catalogs key downtown history and presents an updated vision for the future of downtown Mansfield.
At the time the plan was developed, there were 184 properties and 1,049 parking spaces (including
on-street) within the project area. Additionally, the plan identified that there are only 14 designated
historic landmarks in downtown, which is why the City is heavily dependent on preservation efforts
initiated by individual property owners.

The overarching goals identified in the plan included:
•

Revitalize Neighborhoods in Historic Mansfield

•

Preserve Historic Mansfield’s Authentic,
Unique Built Environment

•

Make Historic Mansfield a Gathering Spot

•

Create a Thriving Business Environment

The plan also introduces an action chart with key
objectives and actions centered on organization,
neighborhood revitalization, preservation, promotion,
and economic development.

6
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HISTORIC MANSFIELD IMPLEMENTATION PLAN (2013)
Amid ongoing revitalization efforts, the City developed an implementation plan in 2013 to create an
illustrative vision for downtown and identify key strategic implementation tools. As part of the planning
efforts, a design workshop was held to develop an illustrative redevelopment plan. Key catalytic projects
included improvements to Main Street, a transit village for a future commuter rail station, and linkages
along the Pond Branch Creek. The implementation recommendations are categorized into needed
changes to the regulatory framework to support the desired concepts and the implementation of a Tax
Increment Reinvestment Zone (TIRZ). Since the implementation plan was developed, the TIRZ has been
enacted.

The recommended changes to the regulatory framework introduced five downtown character zones
and suggestions for permitted uses, building form and development standards, and building design
standards.
•

Historic Main Street: Intended to
preserve and enhance the existing
Historic 100 block of N. Main Street.

•

Downtown Mixed Use: Intended to
encourage higher-intensity mixed use
redevelopment along Main Street north
and south of the Historic 100 block and
the future TOD area.

•

Broad Street Corridor: Intended to
provide for adaptive reuse of existing
historic homes into professional offices
and lower intensity retail uses.

•

Downtown Transition: Intended to
provide for a range of small scale
commercial and urban residential
transitions between Main Street and
adjoining neighborhoods.

•

Downtown Neighborhood: Intended
to preserve, enhance, and encourage
compatible residential infill in the
neighborhoods near Main Street.

FIN
FI
INAL DRAFT
DRAFT

Aug
ugus
gust 30, 201
13
3

3100 McKinnon Street, 7th Floor Dallas, TX 75201 o. 817.348.9500 f. 214.451.1176
www.gatewayplanning.com
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STAKEHOLDER ENGAGEMENT
In order to fully understand the issues and opportunities that Downtown Mansfield faces, the project
team initiated various engagement opportunities to hear from downtown stakeholders.

WALKING TOUR WITH STAFF
The project team participated in a walking tour of downtown with key City staff members on September
12, 2019. The group toured the majority of the City-owned buildings and had discussions about issues
and opportunities in the greater downtown area.

STAKEHOLDER LISTENING SESSIONS
All downtown business owners, property owners, residents, and relevant boards and commissions
were invited to participate in one of two stakeholder listening sessions held on September 12, 2019.
Participants were split up into groups and discussions were centered on the following questions:
•
•
•
•
•
•
•
•

How do you interact with Downtown today?
What should Downtown Mansfield look like in ten years?
What is the primary factor holding this vision back?
What type of land uses are missing in Downtown Mansfield today?
What is a radical idea for Downtown Mansfield?
What about parking? What are the primary complaints?
Do you have thoughts on the aesthetics of downtown?
In your opinion, how could the City of Mansfield activate downtown better?

Attendees included representatives from the Historic Mansfield Business Association, Mansfield Garden
Club, Cultural Arts Supervisor, Historic Preservation Board, Historical Landmark Commission, Mansfield
Mission, the LOT, downtown business owners, and downtown residents. A summary of the discussions
are included in the Appendix.

8
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DOWNTOWN ADVISORY COMMITTEE
The Revitalization of Historic Downtown Mansfield Sub-Committee was used as the advisory committee
for this effort. The committee consists of the Mayor and two additional council members. The purpose
of the group was to serve as a review body to provide direction through the course of the project.
Throughout this process, the committee met a total of three times.
Meeting 1 | Visioning
At the first meeting, held October 22, 2019, the project team introduced the process, confirmed issues,
identified opportunities and constraints, and discussed goals for downtown.
Meeting 2 | Assessment Review
The discussion at the second meeting, held February 20, 2020, was focused on reviewing the market
analysis findings, TIRZ performance to date, and parking assessment findings.
Meeting 3 | Development Strategies Review
The third and final meeting, held in July 2020, focused on a review of the development strategies.
Over the course of these engagement efforts, four key themes emerged as they relate to issues and
opportunities in the downtown area.

I | Purpose & Vision
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UPDATED VISION
As part of this effort, the visions from previous downtown planning efforts were reviewed and an
updated vision statement was prepared to reflect the currently desired future for downtown Mansfield.
The updated vision statement reflects the intention to make downtown a signature destination for the
community that supports living, working, and playing.

Vision Statement: Historic Downtown Mansfield is a vibrant
destination and livable center that supports a range of
businesses, housing options, and activities for all ages.

The vision statement is supported by four broad goals that reflect the major themes from the
stakeholder engagement process.

GOAL 1 | IDENTITY
Reinforce the historic and cultural characteristics of Downtown Mansfield that make it unique.

GOAL 2 | ACTIVITY
Diversify the type of retail and activities to attract and retain residents and visitors.

GOAL 3 | CONNECTIVITY
Create a safe and accessible environment for pedestrians, cyclists, and vehicles.

GOAL 4 | LIVABILITY
Encourage residential uses and supporting quality of life amenities in Downtown.

These goals will be referenced in Part Three of this compendium to organize the recommended
development strategies.

10
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II. ASSESSMENT
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LAND USE
Land use is a critical component to the success of any downtown. Having an appropriate mix and density
of residential and commercial uses will attract more residents and visitors and help fill vacancies. This
section assesses the existing land uses and zoning districts in downtown and also presents results of
analyses focused on potential growth and change as well as revenue generated from existing land uses.

EXISTING LAND USE
As shown in Figure 2.1 on page 14, the majority of uses along Main Street within the study area are
commercial. This is representative of the service-oriented and retail shops north of Broad and the
restaurants south of Broad. As you go east and west from Main Street, the number of residential uses
increases. Much of the single-family residential is older homes, with the exception of some newer homes
including those along Alvarado Street behind the LOT that have been built within the past few years.
Single-family residential makes up the greatest percentage of overall land uses within the study area.
Within the downtown study area there are two multi-family developments – the Main Street Lofts in
the northern part of the study area and the Mansfield Garden Apartments in the southern portion. In
addition to commercial and residential, there is a significant amount of park space within the study area.
This includes Katherine Rose Memorial Park and the Pond Branch Creek Trail that runs from Kimball
Street to Sycamore Street.

Figure 2.1 and Table 2.1 depict the breakdown of existing land uses within the downtown study area.
According to the future land use plan, the majority of the area within the downtown study area is
designated as commercial. Further from the core intersection of Main and Broad there are more areas
designated as residential and parks and open space.

Table 2.1| Existing Land Use Breakdown
Land Use

Total Acreage

Percent

Single-Family Residential

110.8 ac

34.9%

Commercial

59.5 ac

18.8%

Parks/Open Space

56.2 ac

17.7%

Undeveloped

32.5 ac

10.2%

ROW/Streets

24.9 ac

7.9%

Institutional/Semi-Public

19.4 ac

6.1%

Multi-Family Residential

13.2 ac

4.2%

Utilities

0.8 ac

0.2%

317.2 ac

100%

Total

II | Assessment
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CITY-OWNED PROPERTY
A unique opportunity for the City of Mansfield is the amount of land that the City owns. Figure 2.2 depicts
the property in the downtown study area that is owned by the City. This presents an opportunity for
potentially selling the properties for something of higher value to be developed in the future.

ZONING REGULATIONS
The current zoning districts in Downtown include a variety of land uses that are found elsewhere in the
City. As of 2020, the current zoning districts found in downtown include the following:
SF – 7.5/12, Single-Family Residential
Intended to provide for the development of
single-family detached units with a minimum
floor area of 1,200 SF and a minimum lot size
of 7,500 SF.

SF – 7.5/16, Single-Family Residential
Intended to provide for the development of
single-family detached units with a minimum
floor area of 1,600 SF and a minimum lot size
of 7,500 SF.

2F, Two Family Residential District
Intended to provide for the development of
two-family dwelling units with a minimum lot
size of 3,750 SF each.

C-1, Neighborhood Business District
Intended to establish and preserve a business
district serving patrons who arrive by foot or
by car to carry out several errands.

C-2, Community Business District
Intended to establish and preserve general
commercial areas accessible by automobile.

C-4, Downtown Business District
Intended to establish and preserve the
downtown business area with high building
coverage and vehicle parking provided on the
street.

PD, Planned Development District
Intended to accommodate unified design of residential, commercial, office, professional services,
retail and institutional uses and facilities or combinations thereof in accordance with an approved
comprehensive development plan. District is designed to permit flexibility and encourage a more
creative, efficient and aesthetically desirable development.
Source: Mansfield Zoning Ordinance

Over the past several years, the City has approved many Planned Developments (PD). What this indicates
is that the base zoning districts in downtown don’t reflect the intended character of development that
the City or developers are seeking. Examples of PDs in downtown include the Main Street Lofts and the
Backyard, both of which are more urban in character and have been very successful. The development
of a downtown zoning district (not an overlay) would likely prevent the number of PDs that are approved.
An overlay would just increase the complexity of the regulatory environment.
16
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Figure 2.2 |City-Owned Property in Downtown
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AREAS OF GROWTH AND POTENTIAL CHANGE
Individual parcel land and improvement values can help paint a picture of properties that aren’t likely
to change and also helps identify properties that may transition over time. For this effort, a parcel-level
analysis was conducted including a comparison of improvement values to land values utilizing the most
up to date county appraisal data. Improvement values represent the monetary value of any structures
located within a parcel. The land value represents the monetary value of the raw land within a parcel.
Geographic Information Systems (GIS) software was utilized to create five categories to apply to each
parcel as described below to identify parcels that may or may not be candidates for redevelopment in the
future.

1|

Potential Growth

2|

Possible Change

3|

Not Likely to Change

4|

Stable

5|

Highly Stable
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Represents parcels in which the improvement value is less than 50% of the land value.
Parcels that are categorized as ‘Potential Growth’ may be vacant pieces of land or have
vacant or deteriorating buildings that have become devalued over time. These parcels are
the most likely to support redevelopment or new development.

Represents parcels in which the improvement value is between 50% and 100% of the
land value. Parcels that are categorized as ‘Possible Change’ may be candidates for
redevelopment in the future if the land values continue to increase and if the improvement
values remain steady or decrease.

Represents parcels in which the improvement value is 1 to 2 times more than the land value.
Parcels that are categorized as ‘Not Likely to Change’ have improvements that are more
valuable than the land it sits on so there is not likely to be redevelopment in the near future.

Represents parcels in which the improvement value is 2 to 3 times more than the land value.
Parcels that are categorized as ‘Stable’ are often residences or businesses that are not likely
to redevelop.

Represents parcels in which the improvement value is more than 3 times the land value.
Parcels that are categorized as ‘Highly Stable’ are highly valued properties that are not likely
to ever redevelop such as stable residences.

Downtown Mansfield Development Strategies

As shown in Figure 2.3, many of the core retail spaces along Main Street are categorized as stable or highly
stable. The Main Street Lofts in the far northern corner of downtown are categorized as highly stable.
The further away from Main Street you get, the more parcels there are identified as potential growth
and possible change, including some of the older residences located just a few blocks from Main Street.
There are also several properties located in the historic core that are categorized as potential growth. This
indicates that there is market potential for some redevelopment in the downtown residential areas.
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Figure 2.3 |Areas of Growth and Change
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REVENUE PER ACRE ANALYSIS
In order to graphically represent the relationship between a city’s development patterns and the
economic value the developments bring, an analysis was conducted that compares the revenue a city
gains through property taxes normalized by acre. This analysis identifies the financial contributions and
impact of variously sized parcels and land development patterns.
Figure 2.4 shows the parcels within Downtown Mansfield as shaded and extruded to reflect varying
revenues per acre. The darkest blue parcels are those with the highest revenue per acre. Since the
revenues are normalized per acre, larger lots do not innately have an advantage.
The properties along Main Street bring the most revenue per acre to the City. As you get further away
from Main Street, the revenues per acre decrease. The city-owned parcels such as parks and the EDC
building are displayed as flat since they are tax-exempt and don’t pay property taxes to the City. The
property that generates the most revenue to the city per acre in downtown is the Main Street Lofts in the
northern part of the study area. Table 2.2 shows the average revenue per acre by land use type.

Figure 2.4 |Revenue Per Acre
20
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Table 2.2| Average Revenue Per Acre by Land Use
Land Use

Total Acreage

Average Revenue Per Acre

Single-Family Residential

110.8 ac

$2,979

Commercial

59.5 ac

$1,918

Parks/Open Space

56.2 ac

N/A

Undeveloped

32.5 ac

$54

ROW/Streets

24.9 ac

N/A

Institutional/Semi-Public

19.4 ac

N/A

Multi-Family Residential

13.2 ac

$17,607

Utilities

0.8 ac

N/A

Based on 2019 Tarrant Appraisal District data. Land uses listed as N/A are tax-exempt
land uses.

The Bexley on Main represents the highest revenue per acre value in downtown.
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PARKING SUPPLY AND DEMAND
PARKING SURVEY METHODOLOGY
As part of this study, parking surveys were conducted to determine the existing parking supply and
demand in the study area. The study area was divided into four quadrants formed by the intersection of
Main Street and Broad Street. Based on discussions with city staff, the streets to include in the surveys
were identified in each quadrant. To determine the supply of parking on a given street, the side of the
street that provided the most room for parking was chosen assuming the parking on the other side of the
street would be restricted to ensure traffic flow (the restriction of parking on one side of a street would
only be implemented for large special events in the downtown area). Specific off-street parking lots were
also identified and included in the parking survey. Figure 2.5 depicts the four study quadrants, identified
streets for the surveys, and off-street parking lots included in the surveys.

EXISTING PARKING CONDITION IMAGERY

Back in angled parking on Main Street.

Handicap Parking.
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Signage for back in angled parking.
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Figure 2.5 |Parking Survey Study Area
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PARKING SURVEY RESULTS
Two parking surveys were conducted for the study on Saturday, November 2, 2019 and Thursday, January
16, 2020. The Saturday date was a typical weekend day with no events scheduled in the downtown area.
The Thursday date was held on a “Third Thursday” which is when businesses in the downtown area stay
open later than usual to provide more time for people to visit and shop. For each day, the following four
one-hour time periods were chosen for the surveys: 11 AM – 12 PM; 12 PM – 1 PM; 5 PM – 6 PM; and, 6
PM – 7 PM. During the Saturday survey, on-street parking along S. Main Street was unavailable due to
ongoing construction. During the Thursday survey, most of the on-street parking along the east side
of S. Main Street was available. On-street parking along the west side of S. Main Street was still under
construction.
Figures 2.6 – 2.9 on the following pages display the calculated total parking supply for each quadrant for
on-street (assuming parking is allowed on only one side of a street) and off-street in the identified parking
lots. Each figure displays the number of parking spaces available and the location of those spaces. The
type of parking is color coded in each figure. Types of parking include parallel, head-in, angle-in, or backin angle spaces. Dedicated parking refers to any on-street parking spaces that are marked. Also included
in each figure is the total available parking spaces in the quadrant broken out by type of parking space
(handicap parking can be either on or off-street).
Note: To determine the total parking supply for the southwest and southeast quadrant, it was assumed that all
on-street parking along S. Main Street was available for use.
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Figure 2.6 |Existing Parking Supply - Northwest Quadrant
LEGEND

#

On-Street
Parking

#

On-Street
Dedicated
Parking

#

Off-Street
Parking

#

Handicap Parking
(on/off-street)

Total Parking Spaces: 218
On-Street Parking: 59
On-Street Dedicated Parking: 88
Off-Street Parking: 63
Handicap (on/off-street parking): 8

Figure 2.7 |Existing Parking Supply - Southwest Quadrant

Total Parking Spaces: 255
On-Street Parking: 195
On-Street Dedicated
Parking: 54
Off-Street Parking: 3
Handicap (on/off-street
parking): 3
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Figure 2.8 |Existing Parking Supply - Southeast Quadrant
LEGEND

#

On-Street
Parking

#

On-Street
Dedicated
Parking

#

Off-Street
Parking

#

Handicap Parking
(on/off-street)

Total Parking Spaces: 360
On-Street Parking: 163
On-Street Dedicated Parking: 58
Off-Street Parking: 131
Handicap (on/off-street
parking): 8

Figure 2.9 |Existing Parking Supply - Northeast Quadrant

Total Parking Spaces: 307
On-Street Parking: 38
On-Street Dedicated Parking: 75
Off-Street Parking: 187
Handicap (on/off-street
parking): 7
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In addition to supply, the project team also assessed parking demand in the study area. Figures 2.10 –
2.17 indicate the results of the parking counts in each of the four quadrants for both the Saturday and
Thursday surveys. Each figure depicts when the peak hour of demand occurred at each of the identified
locations (on and off-street) within the quadrant.
Note: Locations with a count of 0 did not observe any parked vehicles during the count survey.
Figure 2.10 |Parking Demand - Northwest Quadrant - Day 1
LEGEND Day 1 (November)

#

11am - 12pm

#

12pm - 1pm

#

5pm - 6pm

#

6pm - 7pm

Highest 1-Hour Parking Demand

Peak Demand: 11AM - 12PM
84 parked cars/ 218 total parking
supply in quadrant
Refer to Figure 2.6 for Parking
Supply
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Figure 2.11 |Parking Demand - Northwest Quadrant - Day 2
LEGEND Day 2 (January)

#

11am - 12pm

#

12pm - 1pm

#

5pm - 6pm

#

6pm - 7pm

Highest 1-Hour Parking Demand

Peak Demand: 6PM - 7PM
66 parked cars/ 218 total parking
supply in quadrant
Refer to Figure 2.6 for Parking
Supply

Figure 2.12 |Parking Demand - Southwest Quadrant - Day 1
LEGEND Day 2 (November)

#

11am - 12pm

#

12pm - 1pm

#

5pm - 6pm

#

6pm - 7pm

Highest 1-Hour Parking Demand

Peak Demand: 5PM - 6PM
37 parked cars/ 255
total parking supply in
quadrant
Refer to Figure 2.7 for
Parking Supply
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Figure 2.13 |Parking Demand - Southwest Quadrant - Day 2
LEGEND Day 2 (January)

#

11am - 12pm

#

12pm - 1pm

#

5pm - 6pm

#

6pm - 7pm

Highest 1-Hour Parking Demand

Peak Demand: 6PM - 7PM
30 parked cars/ 255
total parking supply in
quadrant
Refer to Figure 2.7 for
Parking Supply

Figure 2.14 |Parking Demand - Southeast Quadrant - Day 1
LEGEND Day 2 (November)

#

11am - 12pm

#

12pm - 1pm

#

5pm - 6pm

#

6pm - 7pm

Highest 1-Hour Parking Demand

Peak Demand: 6PM - 7PM
93 parked cars/ 360
total parking supply in
quadrant
Refer to Figure 2.8 for
Parking Supply
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Figure 2.15 |Parking Demand - Southeast Quadrant - Day 2
LEGEND Day 2 (January)

#

11am - 12pm

#

12pm - 1pm

#

5pm - 6pm

#

6pm - 7pm

Highest 1-Hour Parking Demand

Peak Demand: 6PM - 7PM
75 parked cars/ 360
total parking supply in
quadrant
Refer to Figure 2.8 for
Parking Supply

Figure 2.16 |Parking Demand - Northeast Quadrant - Day 1
LEGEND Day 2 (November)

#

11am - 12pm

#

12pm - 1pm

#

5pm - 6pm

#

6pm - 7pm

Highest 1-Hour Parking Demand

Peak Demand: 11AM - 12PM
40 parked cars/ 307 total parking
supply in quadrant
Refer to Figure 2.9 for Parking
Supply
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Figure 2.17 |Parking Demand - Northeast Quadrant - Day 2
LEGEND Day 2 (January)

#

11am - 12pm

#

12pm - 1pm

#

5pm - 6pm

#

6pm - 7pm

Highest 1-Hour Parking Demand

Peak Demand: 11AM - 12PM
54 parked cars/ 307 total parking
supply in quadrant
Refer to Figure 2.9 for Parking
Supply

Table 2.3 provides a summary of the total parking demand in each quadrant for both surveys broken out
by survey day, time of day, and either on-street or off-street parking spaces.
Table 2.3 |Total Parking Demand During Surveys

The table indicates that during the Saturday survey, the highest parking demand occurred during the 11
AM – 12 PM hour. For the Thursday survey, the highest parking demand occurred in the 6 PM – 7 PM
hour. This is not unexpected since it took place on “Third Thursday” when businesses stay open late.
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PARKING SURVEY KEY FINDINGS
The following are the key findings of the two days of parking surveys:

| Parking Supply |
Given the current demand, there is an abundant amount of existing parking within the study
area. Based on the parking surveys, it is estimated that there are approximately 1,140 spaces
within the study area. This includes:
• 403 off-street, 282 dedicated parallel, head-in, angle-in, or back-in angle parking spaces

| Parking Demand |
The majority of the on-street parking on residential streets appeared to be related to
the adjacent properties, not businesses along Main Street. However, there was not a major event
that took place during the parking surveys. The areas utilized for public parking during a typical
week include:
• Public parking lot located at the intersection of W. Broad Street and Walnut Street
		(city-owned)
• Public parking lots adjacent to the Twisted Root Burger/The Backyard development 			
		 (city-owned)
• Dedicated parking spaces along N. Main Street between Broad Street and Oak Street
• Dedicated parking Spaces along W. and E. Oak Street at N. Main Street
Parking lots that appear underutilized currently based on the surveys include:
• Parking lot serving the Heritage Baptist Church (privately owned)
• Parking lot serving the Mansfield Economic Development Corporation building
		(city-owned)
• 4-acre tract in Northeast Quadrant (city-owned)

| Proximity of Parking |
The majority of on-street dedicated parking spaces and parking lots are within a 5 to 10-minute
walking distance from the Broad/Main intersection. Figure 2.18 depicts the general area that
one can walk within 5 minutes and 10 minutes from the intersection of Main and Broad. This
represents a reasonable time for locals and visitors traveling to the area to walk for a special
event.
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Figure 2.18 |Walking Distance Times from Main Street/Broad Street Intersection
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MARKET ASSESSMENT
Development strategies should harness market trends and conditions in Mansfield and draw inspiration
from precedents of success. Our market analysis reviewed key real estate indicators in the residential,
office, and retail markets in Mansfield and three aspirational downtowns throughout North Texas
(Grapevine, Lewisville, and Roanoke) used as benchmarks. Our analysis is led by three key questions:
•
•
•

What is compatible with and draws on Mansfield’s market trends?
What will create value?
What makes a great downtown?

METHODOLOGY
Data was analyzed based on defined study areas. For case study downtowns, study areas followed
existing political, regulatory, or physical boundaries where possible. For Mansfield, Downtown was
defined as the boundary of TIRZ #2.
This study relied on a variety of data sources in an effort to analyze the most accurate, timely, and
relevant information. These sources include the City of Mansfield, CoStar, a third-party private real estate
data source, the 2017 American Community Survey, and Tarrant Appraisal District.
This section represents a summary of the market assessment; a presentation to the Downtown
Subcommittee is included in the Appendix with more detailed charts and graphs.

KEY TAKEAWAYS
The City of Mansfield has a growing market across real estate uses underpinned by continued
growth among high-income families.
While Mansfield is not a major job center, new commercial development continues to be absorbed
and rents continue to rise. This growth is substantial in the retail market, having developed 35 new
properties since 2015, and incremental in the office market, with just under 25 office developments
constructed since 2015.
Although single-family subdivisions continue to outpace new multifamily deliveries, Downtown
Mansfield, in particular, has demonstrated its viability as a market for the highest rents in the city.
Multifamily and denser residential development are leading change in Downtown Mansfield
and should be encouraged to continue in order to support future office and retail development.
Downtown Mansfield should be positioned to capture demand for retail and entertainment driven
by new residential subdivision development to the south and west of Downtown Mansfield.
Mansfield can also learn from the real estate, place-making, and marketing strategies employed in
the case study downtowns to position Downtown as both a neighborhood and a destination.
To-date, the Downtown TIRZ has grown in taxable value at nearly twice the projected rate. The
market trends and development opportunities in Downtown Mansfield suggest significant future
success for the TIRZ in the form of incremental revenue growth.
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DEMOGRAPHICS
Mansfield has an appealing demographic profile with strong population growth, particularly among
families and high-income households. This growth reinforces Mansfield’s current position as a bedroom
community without the same concentration of jobs as Grapevine, Lewisville, or Roanoke, which is largely
driven by location in the region.
Figure 2.19 |Percent Change of Total
Population (2013-2017)

Figure 2.20 |Population Change 2013-2017

Table 2.4 | Household Characteristic Comparison
2017
Avg. Household Size
% Household with Child

Grapevine

Lewisville

Mansfield

Roanoke

DFW

2.60

2.66

3.01

2.71

2.81

33.5%

36.7%

47.1%

38.5%

38.4%
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REAL ESTATE
Mansfield’s real estate market is trending positively across uses, growing more rapidly than Grapevine,
Lewisville, or Roanoke. However, the downtowns in these cities are more established, producing more
taxable value, and seeing more growth, particularly among office and retail uses. The success of the Main
Street Lofts (now Bexley on Main) project indicates a turning point in the viability of new development in
Downtown Mansfield.`

RESIDENTIAL
Mansfield’s residential market has historically been predominantly single-family, which accounts for
81% of all housing units. As Mansfield has continued to draw young families, it added nearly 2,000 new
single-family homes between 2014 and 2018, compared to 400 new homes in Grapevine in the same
time period. The northern parts of Mansfield have been largely built out, shifting new development to the
south and west, where over 5,000 units are in the development pipeline. Downtown will be prospectively
repositioned as the center of the city once again. As shown in Figure 2.24, the majority of active
residential subdivisions are in the southern parts of the city.
Not only are new subdivisions re-centering the city on Downtown, but new home prices suggest buyers
are willing to pay a premium to live in Downtown. Homes built in Downtown after 2010 are selling for
20% higher than the citywide average, a trend consistent with aspirational downtowns.
While single-family continues to lead new development in Mansfield, the city has seen an increase in
multifamily units, too. From 2014-2018, Mansfield added 1,200 new multifamily units, compared to 700
in Grapevine and 1,100 in Lewisville. Over the same time period, average multifamily rents in Mansfield
grew by 14%. Much like in aspirational downtowns, Downtown Mansfield is achieving top of the market
multifamily rents. The Bexley on Main is fully leased up with rents at approximately $1.60 per square
foot, compared to a citywide average of $1.44. This trend is even greater in other downtown markets
where multifamily rents have supported the leap from surface to structured parking.

TAKEAWAYS:
•
•
•

Multi-family units in Downtown Mansfield are driving top of the market rents
Single-family is expanding to southern Mansfield, placing Downtown in a more central 			
location of the City.
The multi-family market in Downtown Mansfield is beginning to resemble the downtowns in
peer cities though it remains smaller and less diverse in product.

Figure 2.21 |Housing Units by Type - ACS 2017
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Figure 2.22 |New Housing Units Added City-Wide (2014-2018)

Figure 2.23 |Downtown Multi-Family Rents

Note: Significant
change from 2015 to
2016 represents the
Bexley on Main coming
online.

Figure 2.24 |Active S.F. Residential Subdivisions

Southpoint - 1,960 Lot

M3 Ranch - 1,600 Lot
Somerset - 1,200 Lot
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OFFICE
Despite the absence of major headquarters or regional job centers, as in Roanoke and Grapevine, the
office market in Mansfield is healthy. The city is reducing vacancy, absorbing new deliveries more quickly
than are being built, and increasing rents. Mansfield’s inventory of office space has grown by 30%,
compared to 15% in Grapevine. In 2018, office vacancies were lower in Mansfield than in Grapevine,
Lewisville, or Roanoke.
Unlike its peers, Downtown Mansfield has not attracted new office spaces, and rents remain lower
than in the rest of the city, at approximately 60% of the citywide average. In Grapevine, Lewisville,
and Roanoke, office rents in downtown are on par with or exceeding citywide averages. Broad Street,
however, is emerging as a significant corridor for new office space, a trend that should be encouraged to
continue towards Downtown.
New office delivery in case study downtowns suggests what may be possible in a more attractive
downtown market. Tenants in these spaces tend to be small, personal and professional services, which
match the profile of incremental office deliveries in Mansfield and the type of office users that support
the family-driven growth in Mansfield’s population.

TAKEAWAYS:
•
•
•
•

Mansfield’s office market is smaller than Grapevine’s and Lewisville’s but is growing at a faster
rate.
Mansfield is absorbing growth more quickly than it is being built, even with growing rents.
Unlike its peers, Downtown Mansfield has not attracted new office space, where rents are
lower than the rest of the city.
Broad Street is emerging as an office corridor.

Figure 2.25 |Office Market Percent Change

38

Figure 2.26 |Office Market Total Change
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Figure 2.27 |Mansfield City-Wide Office Absorption, Vacancy, Delivery

Figure 2.28 |Office Rents

Figure 2.29 |Mansfield Office Spaces Since 2015

Office Space Since 2015
23 Recently Built
8 Proposed
2 Under Construction
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RETAIL
As with its office market, Mansfield’s retail market is strong though Downtown is lagging behind,
particularly when compared to case study cities. Retail rents citywide are higher than Grapevine,
Lewisville, and Roanoke. However, in Downtown Grapevine, retail rents at a 25% premium to the
citywide average, whereas in Mansfield, Downtown rents are at a 50% discount.
Although vacancies are quite low in Downtown Mansfield, there is not enough activity to drive
rents. Some of this dynamic is reflected in restaurants. Restaurants in Downtown Mansfield receive
substantially higher appraisal values than retail or office properties, but Downtown restaurants only
account for 6% of all alcohol sales in the City, compared to 15% in Grapevine and 92% in Roanoke.
Considering the value restaurants create on the tax rolls, Downtown should be positioned as a prime
marketplace for eating and drinking.

TAKEAWAYS:
•
•
•

Retail rents across Mansfield more than double Mansfield’s Downtown retail rents.
Restaurants are the most valuable appraised lands in Mansfield’s Downtown.
Most of Mansfield’s recent and upcoming retail development is along the Broad St. corridor.

Figure 2.30 |Retail Development Since 2015
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Figure 2.31 |Average Retail Rents

Figure 2.32 |Downtown Square Footage
(343,230 total SF)

Figure 2.33 |Average Appraised Value Per SF
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CASE STUDIES
Using input from stakeholders, City staff, and the Downtown Subcommittee, three downtowns across
North Texas were selected to benchmark Mansfield’s downtown market performance and identify keys
to success. Each downtown offered different lessons based on its dedicated resources, branding, and
the nature of the downtown’s markets and recent development. It is important to note that Mansfield is
already pursuing many of the strategies highlighted from the case study cities.

|Lewisville - Key Takeaways |
•

Downtown has been built around civic centers, like City Hall and the Grand Theater.

•

Townhome development is the primary source of new residential housing around Downtown.

•

Downtown does not place much focus on retail shops but has a solid small office and
restaurant presence.

|Grapevine - Key Takeaways |
•

Heavy tourist destination and investing more towards tourism with a new mixed-use
development train station to be completed in 2020.

•

Lots of boutique/independent retailers (clothing, vintage, gifts) - 6 blocks of downtown shops/
tourism.

•

Very heavy seasonal decorations, again tailoring their environment towards tourists. Good use
of benches and pocket parks even though the streetscape is not heavily planted.

|Roanoke - Key Takeaways |
•

Heavily destination based - 25 restaurants in the Historic Cove alone.

•

Primarily one street (Oak St.) with a combination of new and old buildings. An entirely new
district being built on the southern side consisting of multi-family.

•

Heavy investment in streetscape.
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LESSONS FOR MANSFIELD
| Old Town Lewisville |
•

Identity of building more civic than commercial

9 More Intentional mixture of uses - creating a
neighborhood
9 Intentionally driving moderate density housing
through townhomes first to support retail later
9 Retail focus on Main Street with excellent
pedestrian links to adjacent public space

| Main Street Grapevine |
•

Proximity to airport, larger, transportation and
employment centers

•

Multiple blocks of historic fabric downtown

•

Tourism destination status built over decades

9 Pervasive branding/identity
9 Leverage programming, festivals, and seasonal
activities

| Downtown Roanoke|
•

Much of downtown is built from ground up, not
historical footprint

•

Draws from major employers and headquarters
in vicinity

9 All-in branding on one aspect - “unique dining”
9 Long and linear commercial strip with larger
scale development bookending historic core
9 = Options for Mansfield to pursue
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43

MARKET ASSESSMENT CONCLUSIONS
Mansfield’s demographics and market indicators show a vibrant, growing city with substantial
demand for real estate. Downtowns throughout North Texas are achieving real estate premiums as
people rediscover the value of walkable, often historic, urban districts. Downtown Mansfield has little
competition for such a district. While today, Downtown Mansfield lags behind other cities studied in
North Texas, it has major opportunities for growth, by virtue of its historic fabric, citywide market
strength, shifting geography of development, land available for development and the successful
proof-of-concept top-of-market multifamily development, the Bexley on Main. The development
strategies shared in Part III seek to harness and direct Mansfield’s market strength to take advantage of
development opportunities in Downtown and adopt lessons from other successful downtowns.

TIRZ PERFORMANCE
In 2013, the City of Mansfield set up Tax Increment Reinvestment Zone #2, the Downtown TIRZ. The
function of a TIRZ is to incentivize economic development by using incremental tax revenue produced by
growth to fund or finance improvements in a designated zone to attract investment. This study analyzes
the performance of the Downtown TIRZ from its inception to the present day, and forecasts future
growth in the TIRZ based on market trends, projected new development, and the proposed development
strategies.
Since 2013, the Downtown TIRZ has grown by 264%, far exceeding the growth of 141% projected when
the TIRZ was established. The Main Street Lofts, now Bexley on Main, valued by the Tarrant Appraisal
District at over $50 M, is by far the most significant driver of taxable value growth in the Downtown TIRZ.
Based on an aggregate taxable valuation of $106 M, up from a base year value of $29 M, the TIRZ has
seen nearly $80 M in value created. This incremental value should produce over $500 K in annual city
property tax revenues alone. Assuming Phase II of the Main Street Lofts is valued similarly to Phase I,
City TIRZ revenues should increase to over $900 K. Projected over the life of the TIRZ, if no other new
development occurs, the TIRZ should produce about $21 M in incremental property tax revenues for
the City of Mansfield to support economic development within the TIRZ or repay existing expenditures
eligible for reimbursement by the TIRZ, including the South Main reconstruction, Pond Branch and North
Main trails, and investments in lighting and wayfinding.
There are additional value creation opportunities in Downtown Mansfield, detailed in this study’s
development strategies, that can continue to increase incremental revenue in the TIRZ. Existing land
use data and benchmarking from other cities illustrate this potential. For example, today, 27% of the
land area in the TIRZ are unimproved parcels. This, in part, has led to a lower taxable value per acre in
Downtown Mansfield than in peer cities. The impact of the Bexley on Main illustrates the potential for
density and specifically multi-family housing to lead additional value creation. In Downtown Mansfield,
multifamily uses are almost 4X as valuable as other uses on a per acre basis.
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Figure 2.34 |Actual Taxable Value Growth vs. Projections - Downtown TIRZ

*Bexley on Main was added in 2016.

Figure 2.35 |Future Tax Increment*

*Assumes addition of Main Street Lofts Phase II in 2021 valued consistently with Phase I.
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INTRODUCTION
This final section presents a series of development strategies related to land use, parking, and market
activity that, when implemented, will help spur additional investment in Historic Downtown Mansfield.
A summary of all the development strategies is included at the end of this section that discusses the
relative timing, potential partners, and magnitude of costs for each. This section should be used as a
constant resource for City of Mansfield staff, developers, and property and business owners to continue
to revitalize downtown.
The categories of strategies include the following:

Regulatory
Strategies

|

One tangible impact the City can have on the aesthetic and character quality of
downtown is through regulatory strategies. This includes changes to the zoning
regulations and other applicable ordinances or city policies.

Public Space
Improvements

|

The public realm includes the space between buildings such as the streetscape
and other public outdoor spaces. An aesthetically pleasing and inviting public
realm can lead to additional investment in an area.

Circulation &
Connectivity

|

Strong vehicular and non-motorized connectivity allows for a safe, wellconnected space. These strategies focus on improving traffic flow during major
events and improving accessibility for pedestrians.

Parking
Strategies

|

The parking assessment described in Part II found that overall, parking is not
an issue in downtown today. However, as density of commercial, residential,
and office uses increase in the future, alternative parking solutions should be
considered.

Market
Activation
Strategies

|

Through a series of partnerships and catalyst projects, the City can be a leader
in further activating downtown.

Each development strategy has information regarding the added value, associated goals, timing,
partners, relative cost, and relative impact. These considerations are summarized in the Implementation
section starting on page 94 of this section.
The timing referenced in this next section refers to the following timeframes for implementation of the
development strategies:
•
•
•

Short-Term: Strategies that should be initiated within one to two years.
Medium-Term: Strategies that should be initiated within three to five years.
Long-Term: Strategies that should be initiated in five or more years.
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DEVELOPMENT STRATEGIES AS A CATALYST
As is evident today, the City of Mansfield has invested a significant amount of public dollars to revitalize
and grow the downtown. One of the most visible examples of this is the significant investment in the
reconfiguration of Main Street over the past several years. Similar to many cities, Mansfield has invested
in physical improvements (e.g., streetscape and beatification improvements to parking and pedestrian
accessibility) to act as a catalyst to spur follow up private investment. The premise is that when a place
is more attractive, private investment will follow. In this regard, there are several examples where the
private sector development did follow, including the Main Street Lofts and the Backyard.
The City has also moved forward with a series of other public actions intended to further spur continued
private sector growth. The establishment of the TIRZ is intended to use future increases in private
property tax revenue, stemming from new private sector investment, to provide a continual stream of
money to reinvest back into public projects within the downtown area. Over time, it is this continual
cycle of public and private investment which will create a sustainable and enduring future for downtown
Mansfield.
Moving forward, the City could continue additional investments in downtown through facilitation
and incentivizing other aspects of what make great downtowns. Many of the city-driven strategies
beyond physical improvements (e.g., regulatory correctness, promotion and branding, organizational
structure and alignment) are shown in Figure 3.1, Components of a Successful Downtown, and can be
implemented at minimal cost to the City other than devoting staff time.

Figure 3.1 |Components of a Successful Downtown
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Set out in the following pages are a series of recommended development strategies which will help
continue the cycle of public and private sector investment. Approximately 15 of the total strategies
involve strengthening the private sector’s ability to invest in downtown. These embody a comprehensive
set of strategies including regulatory changes, developer incentives, programmatic changes, and
promotion/branding—actions the City can largely do with just staff support.
One of the most important strategies is changing the regulatory environment to facilitate or incentivize
the private sector’s ability to do quality development in the downtown area. The current framework
involves a myriad of auto-centric base level regulations not intended to result in development outcomes
envisioned for the future of the downtown area. As such, it forces landowners, developers, or builders to
go through time intensive and complex negotiated planned development processes just to do the right
thing. Developing a zoning framework which allows “by-right” what we want in downtown, rather than
prohibiting what we do not want, may be the single most important thing to bring the private sector to
the table.
But, as is evident in many successful downtowns, long-term incremental growth and continual
revitalization is only achieved through a comprehensive toolbox of continual actions. As such, the
remaining 14 strategies represent longer-term physical improvements the City could consider as the
downtown continues to grow and change over time. Many of these future physical improvements could
be passed on to developers or could be financed by the TIRZ in the future. Collectively, these strategies
will help continue the revitalization that has already begun in Downtown Mansfield.
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REGULATORY STRATEGIES
STRATEGY 1: DOWNTOWN ZONING DISTRICT
As discussed in Part II, the base zoning in downtown today does not reflect the character of development
intended for the area, which results in an overuse of Planned Developments. In recognition of this issue,
the City of Mansfield is working on developing Downtown Zoning District regulations to replace the base
zoning of the entire area. The downtown zoning district will be made up of five sub-districts:
1. Historic Main Street: Intended to preserve and enhance the existing Historic 100 block of North
Main Street.
2. Downtown Mixed-Use: Intended to encourage higher-intensity mixed-use redevelopment along
Main Street north and south of the Historic 100 block and future TOD area.
3. Broad Street Corridor: Intended to provide for adaptive reuse of existing historic homes into
professional offices and lower-intensity retail uses.
4. Downtown Transition: Intended to provide for a range of small-scale commercial (retail, office, and
live/work) and urban residential transitions between Main Street and adjoining neighborhoods.
5. Downtown Neighborhood: Intended to preserve, enhance, and encourage compatible residential
infill in the neighborhoods near Main Street.
Figure 3.2 depicts the downtown sub-district boundaries with slight modifications from the original
2013 plan. In recognition of the success of the Main Street Lofts, the Downtown Mixed-Use sub-district
should be extended to include the Phase 1 and Phase 2 portions of this development, located in the
far northwestern segment of the map on the facing page. Additionally, the area surrounding North
Street north of the railroad tracks is included as Downtown Mixed-Use in recognition of long-term
opportunities in the area. In terms of the regulatory framework of the proposed downtown sub-districts,
it is recommended that the changes identified in Table 3.1 on page 52 be incorporated into the updated
Downtown Zoning District.
Furthermore, as the City works to develop the Downtown Zoning District regulations, a form-based
approach should be considered. The main distinction of a form-based code approach is that buildings
and sites are regulated by form instead of by use. These types of codes are particularly successful in
areas like downtowns where a specific urban form is desired. There are many communities in Texas
that have adopted a form-based code for special areas like downtown. Nearby examples include Keller,
Lancaster, Roanoke, and Farmers Branch. A case study is provided on page 53.
Initial Steps: Convene public meetings with affected property owners within the proposed zoning
district; continue drafting zoning district regulations.

Added Value: Increase predictability with
development and achieve desired character
Associated Goals: Identity, Livability, Activity,
Connectivity
Timing: Short-Term
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Partners: Property Owners, Neighborhood
Associations
Relative Cost: $$
Relative Impact: High
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Figure 3.2 |Downtown Zoning Sub-District Map
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Table 3.1 | Suggested Modifications to Downtown Sub-District Characteristics
Historic Main
Street
General
Boundary
Permitted
Uses

Broad Street
Corridor

Downtown
Transition

Downtown
Neighborhood

Include Main Street
Lofts Phase 1 and 2
Specify that
pedestrianoriented uses and
site elements are
required

Specify that
pedestrianoriented uses and
site elements are
required
Specify that
appropriate
transitions are
needed adjacent
to Downtown
Neighborhood

Building
Height
Off-Street
Parking
Strategy

Downtown
Mixed-Use

See Strategy 23 in the Parking section

Compatible
Building
Types

Consider allowing
accessory dwellings
Where large

Minimum
expanses of blank
walls do exist,
Facade
Transparency allow for context-

appropriate murals
Define
characteristics
specific to
promoting adaptive
reuse of historic
homes

Facade
Articulation

Building
Materials

Separate
requirements
outside of historic
district

Images to
Use graphics instead of photos
Convey Intent
Note: Not all of the elements are included in this table, only those of which there are suggested modifications are included. Other elements
specified in the 2013 plan included purpose and intent, building placement, building frontage, residential transition requirements, building
orientation and entrances, private frontage types, roof forms, and historic preservation.
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Form-Based Code Highlight |
Roanoke, TX
A form-based code regulates buildings based
on scale and form, instead of by use. There are
many communities in Texas that have adopted
form-based codes for specific corridors or
districts in which they seek to promote a unique
character of development.
The Town of Roanoke adopted a form-based code
for Oak Street, which is the main thoroughfare
in downtown.1 In the regulating plan, there are
three character zones identified: Oak Street
Zone, Highway 377 Zone, and Neighborhood
Transition Zone. Within each of these zones,
there are variations in setbacks, height,
buildable area, and streetscape requirements.
By regulating form instead of use, the City has
more control over what a corridor or district
looks like. This can be very important in an urban
or historic district such as downtown. The result
in Roanoke has been a more cohesive form and
character of buildings along Oak Street.

Typical block details for the three character zones in
the Oak Street Regulating Plan (Source: Roanoke, TX).

III | Development Strategies

53

STRATEGY 2: LOT CONSOLIDATION
Historically, downtown growth was embodied within a framework of continual change. Oftentimes they
started with a mixed-use Main Street surrounded by single-family detached residential properties. Over
time, incremental changes in development resulted in changes in intensity (nonresidential) and density
(residential) and building types all within the standard historical lot and block configuration. Based on
changing market conditions, what was once a single-family detached residential lot on the corner could
easily become an office or a corner store, or replaced with a similar scaled single-family attached product
(like a triplex). Changes like these allowed growth both upward and outward and utilized the market to
respond to changing conditions—all which further strengthened the tax base.
In the 20th century, however, our development patterns and framework transitioned to starting with
what was envisioned as that property/area’s forever state. These forever decisions were and still are
based on a single snapshot in time which do not take into account changes in market conditions. In this
regard, the public sector established a regulatory framework which prevented or disincentives the private
sector to effectively respond to changes in market conditions. In high growth areas, the excitement of
new development oftentimes overshadows deteriorating conditions in older areas - areas which our
regulatory environment now makes more difficult to adapt, improve or transition to a better state.
Like many downtowns, the older single-family detached areas surrounding downtown Mansfield embody
a higher market value than their current state. As set out in the Growth and Change Map presented in
Part II, many of the residential properties on the outskirts of downtown are classified as ‘potential growth’
based on the analysis of land and improvement values. ‘Potential growth’ indicates that the improvement
value is less than 50% of the land value, indicating that there is latent value which could be capitalized
on by the private market a part of redevelopment or new development. The key, however, is in the
understanding that the latent value is not embodied within replacing the current structure with the exact
same thing. In other words, replacing a current 1,500 sf. house with a newer 1,500 sf. house may not
be enough incentive (i.e., profit) to want to invest in the rebuilding process. To the contrary, the value
is embodied within allowing a higher intensity/density of value which provides the private sector with a
greater profit margin and the public sector with greater tax value.
Since the amount and proximity of residential living has been shown to be a key metric of supporting a
thriving, walkable downtown, the City should consider regulatory improvements or even incentives to
allow the private sector to consider higher intensity residential products, particularly those housing types
which have become known as the “Missing Middle.”

The Missing Middle includes a range
of house-scaled buildings with multiple
units—compatible in scale and form with
detached single-family homes (see https://
missingmiddlehousing.com/). These include
such housing types as duplexes, triplexes,
fourplexes, courtyard apartments, bungalow
courts, townhouses, multiplexes, and live/
work units—all located within walkable
neighborhoods.
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As the City continues to think about ways to ways to spur increased private investment, new regulatory
procedures which allow lot consolidation, re-platting, and bonus incentives for higher intensity
Missing Middle housing could be considered as a win-win. A recent example is from the Marble Falls
Development Code which incentivized lot consolidation in the older residential areas surrounding
downtown.2
Marble Falls Lot Consolidation - Development Code Excerpts

Overall, this regulatory approach allows the private sector to incrementally respond to market conditions
when the right market conditions are present. It creates a market incentive for landowners and builders
to participate (i.e., additional units of profit) and increases residential intensity (i.e., more patrons) in
walkable proximity to downtown—yet staying within similar character of house-scaled buildings. If this
approach is considered, it should be a minimum requirement that the higher intensity building types
adhere to short front setbacks and utilize rear driveway access to maintain the urban character of a
downtown environment.
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A visual example of what the street environment would look like (e.g., short front setbacks/rear driveway
access) is exhibited in the newer residential houses along Alvarado St. and in the Cedar Park Town
Center.

Alvarado St., Downtown Mansfield

Cedar Park Town Center, Cedar Park

Initial Steps: Evaluate opportunities in the update to the downtown zoning regulations to allow for
lot consolidation, re-platting, and bonus incentives for higher intensity Missing Middle housing in the
Downtown Neighborhood and Downtown Transition districts.

Added Value: Gradually increase density over
time
Associated Goals: Livability
Timing: Medium-Term

Partners: Property Owners, Neighborhood
Associations
Relative Cost: N/A
Relative Impact: Medium

STRATEGY 3: ADAPTIVE REUSE STANDARDS
The proposed Broad Street Corridor sub-district is intended to support converting older historic homes
into office uses. Using older homes as offices is common in many downtown areas. The updated
downtown zoning district regulations should establish clear standards to transition downtown residences
into commercial establishments, including professional office uses. Elements to consider include
compatibility with surrounding uses, parking and open space requirements, or other site development
features that would not fit within the new use. The National Trust for Historic Preservation details best
practices for adaptive reuse in a 2017 publication.3
Initial Steps: Identify existing barriers in development code to adaptive reuse and ensure proposed
Broad Street Corridor zoning sub-district does not prohibit proposed uses.
Added Value: Adaptive reuse of older buildings,
less vacancy
Associated Goals: Activity, Livability
Timing: Medium-Term
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Partners: Property Owners
Relative Cost: N/A
Relative Impact: Medium

STRATEGY 4: CITY-OWNED
PROPERTY POSITION
The City of Mansfield should continue to
strategically assess using its Downtown real
estate assets to catalyze and sustain private
development activity through disposition or
partnership. City-owned assets include the socalled “4-acre site”, the approximately two-acre
Economic Development Corporation site, the
greater than one-acre Fire Station, the Mansfield
Historical Museum, Farr Best Theater, and the
LOT. The City’s approach to this portfolio should
be responsive to market conditions to ensure
that disposition produces a net benefit to the
Mansfield Historical Museum located on a prime corner in
City. For example, given that the Economic
downtown (above).
Development Corporation has relatively lower
relocation costs, and a site substantial enough
for meaningful new development adjacent the Backyard, it may present a nearer-term redevelopment
opportunity. Other sites may require a longer timeline. The City should be prepared to consider private
development at the Fire Station site once land values support relocation of the facility. In the case of the
Downtown Historical Museum, the City should re-evaluate the site’s commercial opportunity when the
current agreement to maintain a museum use expires in 2038. In each of these cases, the City should
evaluate each site’s revenue potential through disposition and ongoing tax revenue, relative to the cost of
relocating a given facility.
Initial Steps: Assess potential alternative locations for the museum, EDC building, and Fire Station No. 1.

Added Value: Create potential for more active
and profitable uses
Associated Goals: Activity, Livability
Timing: Long-Term

Partners: EDC, Historical Museum
Relative Cost: $$$
Relative Impact: High
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STRATEGY 5: FOOD TRUCK
ORDINANCE
The City of Mansfield doesn’t currently have regulations or
a permitting process for food trucks. Instead, food truck
vendors must apply through the Tarrant County Health
Department for a permit. If the demand for food trucks
grows in the downtown area, the City should establish an
ordinance that regulates food trucks and other mobile
food units to provide more predictability as to where
they are allowed to be stationed and to ensure health
and safety. Examples of communities in DFW that have
food truck regulations include Frisco and Arlington.4,5
Key considerations for a food truck ordinance include
establishing fees, health and safety requirements, and
inspections.

Existing food truck in Downtown Mansfield
(above).

Initial Steps: Review food truck and mobile food unit ordinances of peer cities.

Added Value: Increased revenue streams
Associated Goals: Activity
Timing: Medium-Term

Partners: County Health Department
Relative Cost: N/A
Relative Impact: Low

STRATEGY 6: FORMALIZE TIRZ PROCEDURES
The analysis in this report demonstrates the effectiveness of the Downtown TIRZ as a revitalization tool.
Recent and ongoing investments in streetscape and development should continue to yield benefits.
To capture and communicate the activity and impact of the TIRZ, the City should adopt best practice
processes and procedures around managing the TIRZ. These best practices include recording TIRZ
expenditures and revenues in an annual report, producing a financing and project plan and filing with the
State Comptroller, and regularly updating this plan to reflect changing conditions and new investments.
These procedural actions will help ensure the TIRZ ongoing effectiveness as new priorities emerge,
development accelerates, and incremental revenues increase.
Initial Steps: Meet with staff who administer the TIRZ to formalize procedures.

Added Value: Ensure longevity of the TIRZ
moving forward
Associated Goals: Activity
Timing: Short-Term
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Partners: Financial Services Dept.
Relative Cost: N/A
Relative Impact: Medium

STRATEGY 7: VACANT BUILDING ORDINANCE
Downtown Mansfield does not have a significant vacancy problem, however, where there are vacancies,
property owners are not proactively marketing space for lease or sale. Stakeholders identified
disengaged property owners as a concern and impediment to the ongoing revitalization of Downtown.
Other cities throughout Texas have enacted vacant business ordinances, including Duncanville and
Lewisville.6,7 Vacant business ordinances help connect City staff to property owners and encourage
active uses, good property maintenance, and a cohesive commercial district. Best practices for vacant
building ordinances include requiring property owners to register property as vacant with the City, paying
a registration fee, providing a floor plan for emergency access, demonstrating their building is being
well-maintained, and in some cases, providing a plan for activating the building, at minimum listing the
property with a commercial broker. The vacant building ordinance could also require building owners to
‘activate’ their windows to prevent owners from putting paper or boards over the windows and detracting
from the overall character of Downtown.
Initial Steps: Review vacant business ordinances of other cities, such as Duncanville and Lewisville.

Added Value: Prevent blighted areas of
downtown
Associated Goals: Activity, Identity
Timing: Medium-Term

Partners: Property Owners
Relative Cost: N/A
Relative Impact: Medium

REGULATORY STRATEGIES RESOURCES:

1. Town of Roanoke, Oak Street Corridor Zoning District. https://roanoketexas.com/DocumentCenter/View/29/OakStreet-Zoning-Ordinance?bidId=.
2. City of Marble Falls, Development Code. https://marblefallstx.gov/DocumentCenter/View/5306/2019Development-Code-PDF.
3. National Trust for Historic Preservation, “Untapped Potential: Strategies for Revitalization and Reuse.” https://
forum.savingplaces.org/HigherLogic/System/DownloadDocumentFile.ashx?DocumentFileKey=a8afe694-4ea4-06dba7d4-3ac98e470904&forceDialog=0.
4. City of Arlington, Food Truck/Mobile Food Unit Permits. https://www.arlingtontx.gov/city_hall/departments/
planning_development_services/health_services/health_applications__permits__and_requirements.
5. City of Frisco, Mobile Vendor Ordinance. https://www.friscotexas.gov/DocumentCenter/View/96/Mobile-UnitVendor-Ordinance-02-12-145-PDF?bidId=.
6. City of Duncanville, Vacant Building and Property Ordinance. https://duncanville.civicweb.net/filepro/
documents/?preview=11489.
7. City of Lewisville, Vacant Buildings Ordinance. http://lewisville-tx.elaws.us/code/coor_ch4_artxiv.
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PUBLIC SPACE IMPROVEMENTS
STRATEGY 8: STREETSCAPE IMPROVEMENTS
Streetscape refers to the physical area and elements within the street right-of-way that define a street
such as paving, lighting, signage, vehicular or pedestrian amenities, and vegetation. The City has invested
significant resources into reconstructing Main Street to include additional parking and pedestrian
features. There are additional, strategic streetscape improvements that could be made within downtown
to further distinguish it as the central focus point of Mansfield. Within the historic core of downtown (N.
Main Street), the on-street parallel parking could be better delineated by adding bulb-out areas with small
parklets. This would give the parking areas more definition and also serve as a traffic calming feature.
Within these bulb-out areas, public art could be added that doesn’t obstruct visibility. Furthermore, there
have been desires in the past to string lights across Main Street during the holiday season. In order for
this to work, coordination with the property owners and Oncor needs to occur.
Along Broad Street, the roadway throughout the downtown area features a center median. This
represents an opportunity to create a distinct feel as you enter and travel through downtown along the
corridor. This can be achieved through the plant palette and intensity of plantings in the median.
The Smith Street corridor will serve as a key connector to the future TOD area north of the railroad
tracks. In order to improve walkability throughout downtown, wide sidewalks should be added to Smith
Street to improve the pedestrian experience.
Initial Steps: Identify working group with staff and property owners to coordinate streetscape
improvements.

Added Value: Improved aesthetic in downtown
Associated Goals: Identity
Timing: Medium-Term

Partners: Property Owners			
Relative Cost: $$
Relative Impact: High

Existing street furnishings and hardscape features along Main Street (left) and example of improving the streetscape
through public art (right).
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Figure 3.3 |Recommended Downtown Public Space Improvements
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STRATEGY 9: PUBLIC RESTROOM
A common desire heard during the stakeholder input process and one that staff hears often from
residents is that there needs to be a permanent public restroom at or near the LOT. There are several
events that occur at the LOT each year and the use of temporary restrooms is not appealing to many
event attendees. The City should work with property owners to identify the best location for constructing
a restroom that can feasibly be served by utilities and to determine a budget in order to seek funding.
Examples of public restrooms that have been successfully implemented in Texas downtowns recently
include Brenham and Cuero.
Initial Steps: Determine best location and budget for project.

Added Value: Improve existing entertainment
venues
Associated Goals: Activity, Livability
Timing: Medium-Term

Partners: Property Owners
Relative Cost: $$
Relative Impact: Medium

STRATEGY 10: OUTDOOR
SPACE ACTIVATION
Within the greater downtown area, there are
three public parks – the Pond Branch Trail,
Katherine Rose Memorial Park, and Town Park.
While these are great amenities on the periphery
of downtown, there is no public park space in
the core of downtown. A fun, interactive play
space for kids in the core downtown area would
give families more entertainment options in
downtown. If the uses in the city-owned property
adjacent to the LOT change, then that would be a
prime candidate for a compact new park space.
Examples of unique, interactive play spaces
Immersive playground in downtown Waxahachie park
include the Railyard in Waxahachie that features
(above).
an immersive sound playground. An interactive
water feature such as a splash pad could also be explored.
Initial Steps: Seek public input on the type of play features desired in downtown.

Added Value: Additional family entertainment
Associated Goals: Activity, Livability
Timing: Long-Term
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Partners: The LOT
Relative Cost: $$$
Relative Impact: High

STRATEGY 11: GATEWAYS
Gateways are monumentation features meant to mark
an entry to an area of significance. Gateways can be
large and scaled for vehicles, or they can be smaller at
a human scale for pedestrians. Given that Downtown
Mansfield has a designated boundary, adding gateway
features at the entrances along the major corridors
would help signify entrances into downtown. Major
gateways should be larger and at the main entrances
to downtown. Minor gateways are smaller in scale and
are located at key points within downtown. As shown
in Figure 3.3 on page 61, proposed gateways within
downtown include:
Major Gateways:
• Main St. and Newt Patterson Rd.
• Broad St. and 4th St.
Downtown gateway signage next to the Main Street
• Broad St. and Walnut Creek Dr.
Lofts (above).
• Main St. and Hunt St.
Minor Gateways:
• Main St. and Railroad (to signify future TOD site)
• Main St. and Broad St. (to signify downtown core)
Downtown gateways will be implemented in conjunction with the upcoming wayfinding project.
Initial Steps: Convene stakeholder meetings to discuss design concepts for major and minor gateways.
Added Value: Improve recognition of
downtown district
Associated Goals: Identity
Timing: Short-Term

Partners: Design community
Relative Cost: $$
Relative Impact: Medium

Streetscape Highlight | Roanoke, TX
The Town of Roanoke invested a significant
amount in streetscape and public realm
improvements centered on Oak Street, which is
the main thoroughfare in downtown Roanoke. The
planning process began back in 2004 with an initial
vision plan for long-term downtown development.

Large street trees along with tree grates and
special paving in the sidewalks are familiar to
the user. While the intersection treatments
each take on a slightly unique aesthetic and
form, they are still cohesive in the use of paving
and planting materials.

The goal of the streetscape improvements was to
successfully transform and update the downtown
area while maintaining a sense of the history of
Oak Street. This was accomplished through the
use of materials and forms that create a rhythm
as the user makes their way along the streetscape.

In 2010, Roanoke was awarded the Best
Public Improvements Award from the Texas
Downtown Association. Since the improvements
were made, there has been significant private
investment in the corridor and town hall has
moved to be located on Oak Street.
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STRATEGY 12: FACADE
IMPROVEMENT PROGRAM
Historic Main Street is a unique asset that
differentiates Downtown Mansfield from newer,
auto-oriented commercial development in other
parts of the City and surrounding area. The City
of Mansfield should incentivize preservation,
restoration, and improvement of Downtown’s
building stock through a façade improvement and
restoration program. Common in North Texas
and throughout the state, façade improvement
programs typically provide grant funds to building
owners for eligible exterior improvements such
as restoration of historical architectural features
and context appropriate signage to enhance visual
appeal. In most cases, funding is made as a grant or
reimbursement, and requires adherence to design
guidelines and approval, a maintenance standard,
There are buildings within the greater downtown area
and matching investment. For example, in Downtown
that could benefit from facade improvements (above).
Garland the façade improvement program
reimburses owners for exterior improvements using
tax increment reinvestment funds on a 50/50 matching basis.1 Lewisville will reimburse up to 40% of
improvement costs in Old Town to a maximum of $40,000.
Initial Steps: Inventory buildings that may benefit from a façade improvement program and reach out to
property owners to help shape the program.
Added Value: Improved look and feel and more
consistent facades in downtown
Associated Goals: Identity
Timing: Medium-Term
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Partners: Property Owners
Relative Cost: $$
Relative Impact: High

STRATEGY 13: THE LOT ACTIVATION
The City of Mansfield should activate The LOT for public use when there are no large scheduled events
set to take place, through improved design and programming. Redesigning the LOT to make it more
inviting and visually accessible without compromising the ability to hold ticketed events would reinforce
it as a natural gathering space for Mansfield, and better tie into the rest of Downtown, which starts with
rethinking the wall that surrounds the property. This will allow for users to enjoy the LOT as passive park
space when there are not performances and create opportunities to interface with adjacent commercial
property. For example, in Old Town Lewisville, the Wayne Ferguson Plaza is used as a venue for concerts
and movies as well. However, it is also a place for pedestrians to enjoy when nothing is scheduled.
Restaurants have taken advantage of the public space by placing café-like tables alongside the Plaza for
people to observe and enjoy. The City should also seek out ways to link the LOT into the broader network
of parks and trails dispersed that connect through Downtown to the rest of the City.
Initial Steps: Coordinate with the LOT on interim activation opportunities such as a temporary passive
park space.

Added Value: Activate downtown’s main
entertainment venue more often
Associated Goals: Activity, Identity
Timing: Short-Term

Partners: The LOT
Relative Cost: $
Relative Impact: Medium

The Lot Downtown entry (above).

PUBLIC SPACE IMPROVEMENTS RESOURCES:

1. City of Garland, Downtown Facade Improvement Program. https://www.garlandtx.gov/3643/Downtown-FaadeImprovement-Program.
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CIRCULATION & CONNECTIVITY
STRATEGY 14: SIDEWALK IMPROVEMENTS
A strong pedestrian network incorporates sidewalks throughout a community or area to allow for safe
pedestrian movements, particularly at intersections. Overall, in downtown today there is a good network
of sidewalks along Main Street and Broad Street. Other than along those two roadways, sidewalk
connectivity is lacking. Major gaps in the sidewalk network exist on the eastern side of Main Street just
south of Oak Street and just south of Broad Street. These two areas correspond with car repair shops.
Other areas to focus adding sidewalks is along Kimball from Main Street to the Pond Branch Trail to
provide more connectivity to the trail. Additionally, enhancing existing sidewalks and filling in sidewalk
gaps along Elm Street should be a focus since it provides a critical connection between the core part
of downtown and the Mansfield ISD building which is used for overflow parking during events. A more
comfortable setting for pedestrians with better sidewalks will make the experience more pleasant and
will distract from the brief amount of time patrons have to walk. Figure 3.4 highlights the areas to target
sidewalk improvements.
Strategies to improve sidewalks include applying for funding such as CDBG or Safe Routes to School
funding as well as strengthening requirements for developers to improve and widen sidewalks with
redevelopment and construct them with new development.
Initial Steps: Prioritize sidewalk gap/improvement projects for future funding opportunities.
Added Value: Improved pedestrian connectivity
Associated Goals: Connectivity
Timing: Short to Long-term

Partners: Developers
Relative Cost: $ - $$$ (varies)
Relative Impact: High

STRATEGY 15: STREET GRID CONNECTIVITY
Many downtowns have an established grid pattern – this represented a common way to develop before
the mass production of automobiles to give preference to pedestrians. Downtown Mansfield generally
has a grid format, except for a few gaps and some misalignments in the existing grid. Additionally, Main
Street is the primary roadway providing access to the north of the railroad tracks. During special events,
Main Street is often shut down, so north/south access is shifted to North Street to the west and Walnut
Creek to the east. There are several corridors that could be studied to create additional north-south
connectivity in downtown, as shown in Figure 3.4 as future connectivity study corridors. If implemented,
these corridors would greatly improve the ability of emergency services to get in and out of downtown
traveling to the north. Since implementing these improvements would require potential structures to be
removed, this is a long-term action in which the feasibility needs to be further assessed.
Initial Steps: Conduct feasibility study to determine costs and different alternatives.
Added Value: Public safety improvements,
additional access points
Associated Goals: Connectivity
Timing: Long-Term
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Partners: Property Owners
Relative Cost: $$$
Relative Impact: High

0

750

1,500

Feet

Figure 3.4 |Recommended Circulation Plan
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STRATEGY 16: TRAFFIC CALMING
The City has previously initiated efforts to calm traffic
along Main Street, which has helped reduced speeds to
an extent. Other traffic calming efforts include adding
enhanced intersection treatments at the intersection of
Main and Broad. Intersection treatments could include
decorative and raised pavers to slow traffic. A mid-block
crossing may be appropriate at Kimball Street across
from the Mansfield EDC building when redevelopment
causes increased demand. Considerations that must
be assessed before a mid-block crossing is installed
include visibility, traffic speeds, and calming features
such as raising the crossing to slow traffic speeds.

Mid-block crossing in downtown Broken Arrow, OK.

Initial Steps: Narrow down potential location for mid-block crossing near Kimball Street for future
implementation when pedestrian traffic increases.
Added Value: Safer pedestrian experience
Associated Goals: Connectivity,Livability
Timing: Medium-Term

Partners: n/a
Relative Cost: $$
Relative Impact: Medium

STRATEGY 17: TRAIL EXTENSION
Within downtown, the Pond Branch Trail is constructed from Kimball Street in the south to Sycamore
Street in the north. The existing trail in downtown provides a safe, comfortable path for pedestrians,
joggers, and cyclists. The Walnut Creek Linear Trail is an approximately two mile paved shared-use trail
that follows Walnut Creek from Town Park in downtown to James McKnight Park to the east. The 2009
Parks Master Plan identified the extension of the downtown trail to connect to the existing walking paths
in Katherine Rose Memorial Park to the north of the railroad track. These walking paths link up to the
main east-west segment of the linear trail. Once this strategic connection is made, there will be a safe,
off-street connection to downtown from other areas of Mansfield, including east of U.S. 287.
A new bridge crossing over the railroad track would be expensive and take extensive coordination with
the railroad. An alternative would be to route the trail extension to the east at Walnut Creek Drive or
the west along Smith Street using at-grade crossings to link to Katherine Rose Memorial Park. As with
any trail project, considerations related to property ownership, topography, floodplain, vegetation, and
environmental constraints needs to be fully evaluated during the design process.
Initial Steps: Assess different alternatives for the trail extension and initiate the design process.
Added Value: Additional active transportation
connection
Associated Goals: Connectivity, Livability
Timing: Medium-Term
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Partners: Railroad, Property Owners
Relative Cost: $$$
Relative Impact: High

STRATEGY 18: PEDESTRIAN PASS-THROUGH
As previously stated, pedestrian connectivity is extremely important, especially in an urban environment
like downtown. One strategy to better connect pedestrians along Main Street to other parts of downtown
is a pedestrian pass-through or alley, which provides a break in between buildings in the middle of a
block for pedestrians to pass through. South of Broad Street, there is an existing pedestrian pass-through
as part of a private development at 109 S. Main (currently By the Horns Brewery and Twisted Root). This
provides easy access for patrons from the parking behind the buildings to Main Street instead of having
to go around the block.
One potential location north of Broad to implement a pedestrian pass-through is the existing small
parking lot between 114 N. Main and 110 N. Main (currently the Chamber building and Flying Squirrel
Coffee Company). Currently this void in building faces seems like a gap, but if it were designated as a
pedestrian pass-through with appropriate streetscape features, it would feel more cohesive. The passthrough would provide a linkage to Smith Street, and eventually, if uses along Smith Street transform,
could provide a direct linkage all the way to the existing linear trail.
Local examples of a pedestrian pass-through include downtown Lewisville, where the Wayne Ferguson
Plaza connects to Main Street via the pedestrian mall. Within this space, patio seating is set up for
downtown passers-by and murals are painted on the sides of buildings.
Initial Steps: Convene surrounding property owners to discuss possibility of pedestrian pass-through to
determine benefits and trade-offs.
Added Value: Link Main Street to rest of
downtown
Associated Goals: Connectivity
Timing: Long-Term

Existing pedestrian pass-through at the Backyard in
downtown Mansfield (above).

Partners: Property and business owners
Relative Cost: $$
Relative Impact: Medium

Pedestrian pass-through between downtown buildings in
Lewisville, TX (above).
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STRATEGY 19: SMITH STREET PEDESTRIAN PLAZA
A catalytic project to explore is to convert a portion of Smith Street into a pedestrian plaza to further link
Main Street to the surrounding downtown mixed-use area and to the trail. In this sense, a pedestrian
plaza is akin to a ‘backyard main street’ that prioritizes the pedestrian by closing a section of a roadway
to vehicular traffic. The benefits would include promoting the same urban feel along Main Street on
a parallel street to encourage redevelopment over time. Given that vehicular traffic still needs to be
maintained, the portion of Smith Street from Broad to Elm is the only segment that is proposed to be
part of this treatment. That would leave vehicular access from Oak Street further to the north. This would
tie into the proposed pedestrian pass-through that would link Main Street to Smith Street. It is critical that
good vehicular access is maintained to the 4-acre tract owned by the City. Improvements to Elm Street
should be made before this recommendation is implemented. In order to ensure continued delivery
access to businesses, a loading zone area could be established on the north side of the pedestrian plaza.
Initial Steps: Temporarily close off the section of Smith Street from Broad to Elm to determine how
traffic circulation and emergency access is impacted to determine if permanent closure of this section is
feasible.
Added Value: Prioritize pedestrians, encourage
urban feel on streets parallel to Main St.
Associated Goals: Livability, Activity,
Connectivity

Timing: Long-Term
Partners: Property and business owners
Relative Cost: $$$
Relative Impact: Medium

Pedestrian Plaza Highlight |
Lewisville, TX
Lewisville received funding through NCTCOG’s
Sustainable Development Funding Program to
improve pedestrian connectivity in downtown.
The Wayne Ferguson Plaza serves as a central
open space in Old Town Lewisville. Just to the
south of the plaza is a pedestrian pass-through
that connects Church Street to Main Street.
The pedestrian pass-through on Poydras Street
in Lewisville serves as an extension of the open
space plaza. There are tables and chairs set up
and the businesses on either side of the passthrough have added side entrances to their
buildings.
The space, converted from a previous roadway,
can serve as both formal and informal gathering
space and has greatly improved pedestrian
activity in Old Town Lewisville.
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View of pedestrian-pass through on Poydras Street in
Old Town Lewisville.
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PARKING STRATEGIES
STRATEGY 20: SHARED PARKING AGREEMENTS
Shared parking is an agreement in which the City manages private parking to be used as public parking.
Either the entire lot or a portion of the lot would be designated and open for use as public parking. The
City of Mansfield already has a shared parking agreement with the Heritage Baptist Church for certain
times of the day. As the number of offices increase in the downtown area, those are other types of uses
to target for shared parking agreements as the lots or structures typically are empty at night. Shared
parking is most important at times of high demand, including weekends, nighttime and during special
events.
Initial Steps: Identify properties to approach to request shared parking agreements as demand for
parking warrants.
Added Value: Maximize use of existing parking
Associated Goals: Connectivity, Activity
Timing: Medium-Term

Partners: Property Owners
Relative Cost: $
Relative Impact: Medium

STRATEGY 21: PARKING AWARENESS
CAMPAIGN
DOWNTOWN

In many communities, lack of parking in downtown or other destinations
is often a perception and does not represent reality. As shown in Part
II, Downtown Mansfield actually has an oversupply of parking for most
times of the day. Therefore, strategically investing in ways to spread
awareness of parking is more cost-effective than adding significant
amounts of new parking. The City of Mansfield is currently working on
a wayfinding project that will incorporate additional signage directing
to downtown parking with a consistent brand that will be easily
recognizable. In addition to the wayfinding project outcomes, the City
should work with downtown associations to create maps locating
public and shared parking in downtown and place them on the City’s
website as well as on the downtown association’s websites or mobile
applications.

The LOT
Farr Best
Theatre
Historical
Museum
Chamber of
Commerce i

Initial Steps: Set up a meeting with the various downtown groups to
discuss disseminating parking information on
various online and social median platforms.

Downtown wayfinding
signage design (right).

Added Value: Develop public understanding of
available parking
Associated Goals: Connectivity
Timing: Short-Term
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Partners: Downtown Associations
Relative Cost: $
Relative Impact: High

STRATEGY 22: RESIDENTIAL STREET PARKING FOR EVENTS
In the downtown transition and downtown neighborhood sub-districts, parking is almost entirely onstreet. According to the parking surveys done for this study, parking in the residential areas is primarily
used by residents and their visitors. Only during special events is there a need for public parking in the
residential neighborhoods. The City has been considering a process to temporarily restrict parking on
one side of residential streets during special events so as to ensure that traffic circulation is not impeded.
The City should formalize this process and restrict parking on the sides of the residential streets
designated in the following images. The red dashed lines represent sides of the streets within the study
area where parking should be restricted during special events. Figures 3.5 - 3.8 on the following pages
represent where the streets should be blocked off during events.
Initial Steps: Implement the residential street parking restrictions during the next large event in
downtown and record any needed adjustments.
Added Value: Improves circulation and
identifies available on-street parking during
special events, maintains emergency access
Associated Goals: Connectivity
Timing: Short-Term

Partners: Public Safety, Neighborhood
Association Leaders, Special Event Coordinators
Relative Cost: N/A
Relative Impact: High

Parking Awareness Highlight |
McKinney, TX
The City of McKinney has a bustling downtown
and conducts a parking study every five years
to assess the change in supply and demand for
parking. The latest parking study conducted in
2019 recommended improvements to online
outreach to increase awareness of public parking
options in downtown.
The image to the right depicts McKinney’s online
map that shows the different types of parking
facilities (lots, on-street, and garage) and all of
the major destinations within downtown. The
map also highlights where commonly sought
amenities like public restrooms and ATM’s are
located.
As the City of Mansfield wraps up the wayfinding
project, easily understood maps like the one
McKinney has created should be developed and
put on the City’s website.
Online map of parking options for Downtown
McKinney (Source: City of McKinney).
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Figure 3.5 |Residential Street Parking Closures for Special Events - Northwest Quadrant

c

Northwest Quadrant
Figure 3.6 |Residential Street Parking Closures for Special Events - Southwest Quadrant

Southwest Quadrant
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Figure 3.7 |Residential Street Parking Closures for Special Events - Southeast Quadrant

Southeast Quadrant
Figure 3.8 |Residential Street Parking Closures for Special Events - Northeast Quadrant

Northeast Quadrant
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STRATEGY 23: DOWNTOWN SUB-DISTRICT PARKING
REQUIREMENTS
As discussed in Strategy 1, the proposed downtown zoning district will be composed of five sub-districts.
The allowable uses in each sub-district vary, so the parking requirements should vary as well. In order to
create a more walkable downtown with urban character, parking requirements should vary from typical
requirements found elsewhere in the city. To provide for adequate parking without negatively impacting
the walkability and character of what makes a downtown a “downtown,” a balance is needed between onsite, off-street spaces and that which can be provided in the public parking in and around the downtown
area.
In general, a primary focus should be on maximizing the use of on-street parking and publicly owned
parking lots, while at the same time minimizing the amount of parking as part of each individually owned
private lot. Required parking in the downtown area will also be subject to additional standards intended
to protect the urban character and walkability essential to a downtown area.
The parking requirements shown in Table 3.2 should be incorporated into the updated downtown zoning
district. These examples are provided as a starting point for discussion and would be accompanied with
additional performance standards highlighted in the following paragraph.
Beyond efforts to minimize the number of new off-street parking spaces in downtown, additional
provisions should be considered to minimize parking’s impact on the downtown environment.
Accordingly, required parking spaces should be able to be achieved through a variety of different
strategies. These could include, but are not limited to, allowing existing or improved on-street spaces
(abutting the parcel) to be counted as meeting minimum requirements, providing and/or incentivizing
shared parking agreements, or for paying into a fee-in-lieu thereof fund which supports City efforts to
develop or improve public parking lots or garages. For the latter, fee-in-lieu funds collected could only
be used for constructing or improving public parking on public property within the downtown district
including on-street spaces, public surface parking lots, and public garages. Beyond requirements for
limiting parking to the side and rear yards, additional standards could include such things as screening
off-street parking by the building or other alternative approved method, requiring driveway alley access,
etc. Each of these would need to be developed in conjunction with the other building use, siting, and
form requirements necessary to achieve an urban character environment.
An additional consideration for incorporating modified parking requirements is if a proposed use has a
high demand for parking. In that case, the recommendations shown in Table 3.2 may not be appropriate
and would need to be reviewed on a case-by-case basis.
Initial Steps: Incorporate the recommended parking requirements as shown in Table 3.2 into the draft
downtown zoning district regulations.

Added Value: Predictability about parking
requirements
Associated Goals: Connectivity
Timing: Short-Term
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Partners: Property Owners
Relative Cost: N/A
Relative Impact: High

Table 3.2 | Recommended Parking Requirements by Sub-District
Single-Family

Apartment /
3
Multi-Family

Hotel

N/A

Downtown Mixed-Use

N/A

No parking
required up to
four dwelling
units. 1 space
per dwelling unit
starting with the
fifth dwelling unit.

Broad Street Corridor

N/A

1 space per unit

Downtown Neighborhood

All Other NonResidential Uses

1

Historic Main Street

Downtown Transition

3

1 space per
residential unit
1 space per
2
residential unit

3

3

1 space per unit
N/A

No new/
0.5 space per
additional
guest room, plus
parking required
parking at a rate
for existing
of 1 space per
square footage.
2,000 sf GFA for
1 space per 1,000
additional public
sf GFA for new or
use areas (e.g.,
additional square
3
restaurant)
footage
1 space per
1 space per 500
3
quest room
sf GFA
1 space per 500
3
N/A
sf GFA
N/A

N/A

1. No new off-street parking is required in the Historic Main Street Sub-District. Additional spaces, if provided, shall be required to be
located on the back sides of the building (i.e., the non-Main Street side) and shall be configured as parallel parking along the entire
length of the right-of-way line as may be approved by the City, depending on street specifications and the provisions for pedestrian
accommodations.
2. Residential parking should be provided for no more than one off-street surface and garage space located behind the building
façade. Additional spaces may be allowed provided that they are accessed via an existing or new alley.
3. Surface parking should be limited to side or rear yards.
4. High demand uses like event centers or large restaurants need a case by case review.
5. Shared parking agreements are encouraged.

ADA PARKING

ADA parking in Texas is regulated by the Standards (TAS) which has been certified as being equivalent
to the American with Disabilities Act (ADA). Improvements, including re-striping, can trigger the need
for establishing accessible parking spaces as part of commercial/nonresidential development, and in
some instances (e.g., multi-family) residential development. As it relates to new required ADA spaces in
Downtown Mansfield, there are two different courses of action.
In the Historic Main Street sub-district, although there is no new off-street parking required, there is also
very little opportunity for new development. As such, no additional parking is needed beyond what is
already being provided by public on-street or off-street spaces. As it relates to ADA spaces, the property
owner could partner with the City to submit a TAS Inspection Report using already existing publicly
available ADA spaces in proximity to the new development along that core historic Main Street block.
In all other sub-districts, there are minimum parking requirements for hotels and other nonresidential
developments which would need to meet include the required number of ADA parking spaces.
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STRATEGY 24: BIG EVENT STUDY
The two parking surveys conducted as part of this study did not include a major event due to weather
and the COVID-19 pandemic, however, based on anecdotal evidence from staff, it is known that
parking demand increases significantly during special events. Once the previous parking strategies
are implemented, a parking study during a large special event should be conducted to assess how the
strategies are working and how they are alleviating parking concerns. The study should be broken up by
quadrant similar to the assessment as part of this project.
Initial Steps: Initiate a parking assessment during a big event in downtown that is expected to be well
attended.
Added Value: Assess if strategies are working
Associated Goals: Connectivity, Activity
Timing: Medium-Term
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Partners: Special Event Coordinators
Relative Cost: $
Relative Impact: Medium
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MARKET ACTIVATION STRATEGIES
STRATEGY 25: PROMOTE DEVELOPMENT OF 4-ACRE SITE
The City should pursue private development of the four-acre site with a clear understanding of market
potential but without being overly prescriptive, to generate a response from the marketplace. Market
conditions today suggest that the most viable use of the site is moderate density residential, such as
townhome or low-density multi-family apartments. The market likely does not support structured parking
without subsidizing land value, although that condition may change in the near future. The City should
clarify its goals for development before returning to the marketplace: is the intent to secure a revenue
producing use on the site as quickly as possible, to secure a more mature highest and best use as the
market grows, or maintain finer control of the design and public realm? Prioritizing these and other
outcomes will suggest different paths forward. The surest path to success, however, will be in securing a
high caliber development partner, with the experience, design and planning sensibility, and collaborative
spirit to devise and achieve common goals for the site. With this in mind, the City should solicit
proposals for the development of the site in a manner that builds on and reflects the overall character
of Downtown, the desired goals for Downtown and Downtown’s recent successes and positive trends,
rather than on specific required design elements that may not be supported by the market without public
subsidy. This may mean a flexible solicitation that outlines the City’s desired quality and development
goals while permitting the market to tell what it can bear. The City should target and engage desired
respondents for input as the solicitation is being developed.
Initial Steps: Re-engage development community to better understand lack of response to previous
solicitation.
Added Value: Promote context-appropriate
development to serve as catalyst for future
activity
Associated Goals: Activity

Timing: Short-Term
Partners: Developers
Relative Cost: $
Relative Impact: High

STRATEGY 26: BROAD STREET ACTIVATION
Catalytic development along Broad Street would help the City to more broadly expand Downtown and
create continuity between Downtown, City Hall, and commercial activity to the east. There is also more
space available along Broad Street, which can be used differently from the buildings seen on northern
Main Street in Downtown. Broad Street is a prominent corridor for retail and office space in Mansfield.
Today, that is mostly concentrated on the eastern side of 287 where over 50% of the City’s retail and
office space has been built since 2015. The City should strategically entitle Broad Street to catalyze new
urban development and bridge Downtown with other investments to the east, including City Hall and the
Shops at Broad.
Initial Steps: Focus EDC effort on recruiting office uses to the Broad Street corridor.
Added Value: Increase daytime activity within
downtown
Associated Goals: Activity
Timing: Medium-Term
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Partners: EDC
Relative Cost: $
Relative Impact: High
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Figure 3.9 |Recommended Catalyst Projects
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STRATEGY 27: DEVELOPMENT OF KIMBALL/DALLAS BLOCK
The 300 block on the west side of South Main is a well-situated redevelopment opportunity that the
City should seek to accelerate. The approximately two acres, which are already assembled, currently
appraise for approximately $400,000 and yield less property tax revenue for the City than some singlefamily homes. The site’s Main Street frontage offers an opportunity to establish a model for extending
Downtown’s built form and activity to the South. Together with the Economic Development Corporation
building, Fire Station No. 1, and a potentially reconfigured LOT, redevelopment of this block of South
Main could catalyze and transform the southern part of Downtown as the contemporary counterpart to
the northern historic core. The City should ensure new entitlements and regulations are conducive to
desired development and work with the property owner to understand their intent for the future of the
site and capacity to develop to determine next steps.
Initial Steps: Determine best uses to target as a catalytic project.

Added Value: Continue momentum of
downtown revitalization to the south
Associated Goals: Activity, Identity, Livability
Timing: Long-Term

Partners: EDC, the LOT, property owners
Relative Cost: $$$
Relative Impact: High

STRATEGY 28: INCENTIVIZE RESTAURANT USES
In Downtown Mansfield restaurants are valued 40%+ higher than other uses, excluding multi-family
housing. In light of their potential revenue premium, Mansfield should design an incentive that targets
restaurants. For example, many cities such as Rowlett offer a “Grease Trap Incentive” which offers
a rebate to property owners on a case-by-case basis for installing or upgrading a grease trap at a
“Destination” restaurant up to $7,500. Downtown Lewisville provides an array of incentives and rebates
to both retail and restaurant uses for interior finishes and systems improvements. Mansfield should
design a program that incentivizes commercial improvements with an emphasis on restaurants by
providing partial tax rebates or reimbursement grants for improvements. To prioritize restaurants, and
recognize more significant costs associated with restaurant conversions, the City may provide a higher
maximum reimbursable amount for restaurants. The City may include additional criteria that prioritize
unique or “destination” restaurants.
Initial Steps: Assess similar programs in nearby cities to determine most appropriate features.

Added Value: Promote increased activity in
downtown
Associated Goals: Activity
Timing: Medium-Term
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Partners: EDC
Relative Cost: $$
Relative Impact: Medium

STRATEGY 29: RECRUIT RESTAURANTS USES TO DOWNTOWN
In activating other Downtowns in North Texas, restaurants have been drivers of success. For example,
Roanoke has built a large portion of its economy around restaurants with as many as 10 new restaurants
set to open in Historical Downtown in 2020. Restaurants are the most valuable uses in Mansfield’s
Downtown core, appraising for $123 per square foot, or, 40% more than office space and retail.
Restaurants also contribute to surrounding active and programmatic uses. Restaurants like Babe’s
Chicken and Twisted Root have been used to attract additional activity in area in cities like Roanoke
or Frisco. Twisted Root and Tacos & Avocados are a good start in the Backyard, and recruitment of
additional restaurants could be helpful to Downtown becoming more of a destination for surrounding
communities. For this to happen effectively, Downtown should seek out and market opportunities for
unique local restaurants including potential financial incentives.
Initial Steps: Identify unique restaurants to market that would complement existing restaurants in
downtown.

Added Value: More activity and less vacancies
Associated Goals: Activity
Timing: Medium-Term

Partners: EDC
Relative Cost: $
Relative Impact: Medium

STRATEGY 30: ENCOURAGE DENSER
DEVELOPMENT
The new zoning districts proposed in Strategy 1will allow
for new development types in Downtown, such as “missing
middle” small multi-family properties, townhomes, and
mixed-use buildings. The City of Mansfield should be
prepared to encourage these products in the market through
modest incentives such as fee waivers for permitting and
platting in order to accelerate value creation Downtown. The
City should also consider options for tailoring these incentives
to reach desired policy outcomes. For instance, maintaining
Townhomes in Lewisville (above) represent
a strong homeownership base in Downtown may provide
gradual density.
a strong base of advocacy, engagement, and support for
Downtown’s continued improvement. The City may target incentives for denser products geared towards
owner-occupants.
Initial Steps: Identify and weigh incentives that could be used to encourage denser mixed-use
development.
Added Value: More variety in downtown living
options
Associated Goals: Livability, Activity
Timing: Short-Term

Partners: Developers
Relative Cost: N/A
Relative Impact: Medium
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STRATEGY 31: DOWNTOWN COORDINATOR POSITION
A dedicated Downtown development staff person would provide a number of advantages to Downtown
Mansfield. The staff would find funding opportunities for new developments or projects around
Downtown. The staff would also market Downtown to visitors and new tenants, functioning as a recruiter
for potential restaurants and businesses. This would also include ensuring that incentives are broadcast
to businesses of interest. Lastly, the staff would be a resource for small businesses in Downtown. Cities
throughout North Texas have Downtown Manager or Downtown Coordinator positions that serve as
liaisons with local businesses, connect with Economic Development Corporations, and provide marketing
and programming functions. For example, the City of Garland has a dedicated Downtown Development
Office to manage its TIRZ and related programs. The Texas Historical Commission’s Main Street program
requires cities to hire a full-time program manager to participate.
Initial Steps: Budget for a full-time downtown coordinator position and identify duties, which should be
focused on bringing development to downtown initially.

Added Value: Dedicated staff whose sole focus
is on revitalization of downtown
Associated Goals: Identity, Activity
Timing: Short-Term

Partners: N/A
Relative Cost: $
Relative Impact: High

STRATEGY 32: COORDINATION WITH PROPERTY OWNERS AND
DOWNTOWN GROUPS
The City should continue to develop a strategy for more productive and cohesive engagement and
coordination with property owners. The strategy should support the growth and leadership of the
Historic Mansfield Business Association, enhancing their efforts in improving marketing and appeal to
Downtown. This might include seasonal lighting, changes to streetscapes, events, etc. More coordinated
engagement, and cohesive marketing, communication and brand-building will increase activity and
development in Downtown.
Initial Steps: Continue regular meetings with existing downtown groups to discuss issues and
partnership opportunities.

Added Value: Increased coordination among
varying downtown-focused groups
Associated Goals: Identity
Timing: Short-Term
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Partners: Downtown Groups, Property Owners
Relative Cost: N/A
Relative Impact: High

Market Activation Highlight | Lewisville, TX
Old Town Lewisville has catalyzed and sustained revitalization and growth through active
marketing, bringing private development to under-utilized private land, and encouraging active
commercial uses and a variety of residential densities. Today, Old Town Lewisville has more
than 1,000 residential units in the development pipeline, including townhomes, apartments,
and single-family homes, with more than 45,000 square feet of new retail development and
over 40,000 square feet of new office development completed or in the pipeline in the past five
years.
The City of Lewisville has employed similar strategies as those recommended for Downtown
Mansfield.
• To encourage activating vacant property, the City of Lewisville enacted a vacant business
ordinance in 2017 that requires commercial property owners to register vacant buildings
that are not being actively marketed with the City, at an initial $75 registration fee with the
potential for future fines for violations.
• In 2016, the City commissioned the “Old-Town Two-Year Marketing Plan”, developing new
branding for Old Town, defining and analyzing target markets, evaluating the effectiveness
of different events, and surveying visitors and users.
• The City of Lewisville has cited its close relationship with the Main & Mill business
association as an important part of advancing Old Town’s revitalization.
• The City offers specialized economic development incentives for Old Town, including tenant
and/or façade improvement grants of up to $40,000; sales tax grants; Grease Trap Grants
worth up to $7,500 to encourage unique restaurants uses, and others.
• In 2019 the City came to an agreement with a private developer to develop a six-story
mixed-use project on City-owned land. The developer paid almost $2M for the property,
which the City will offset in the amount of the construction of dedicated public parking
in the project’s garage. The City further waived all development fees and contributed
funding towards infrastructure costs. The developer is committed to investing $35M in
the approximately two-acre site. The City acquired the property in two pieces. One acre is
currently used as a surface parking lot, the other property was purchased in 2016 and was a
former auto service center.
• Downtown Lewisville has employed other strategies, as well: building direct interfaces
between public and commercial spaces in Old Town; improving pedestrian connectivity, and
more.
As noted in this study, in its first seven years, Downtown Mansfield’s TIRZ, established in
2012, grew at a faster rate than Old Town Lewisville, established in 2001. However, Old
Town Lewisville has continued to foster new growth, and today is poised for the type of
transformative growth that will secure it as both a destination and an urban neighborhood.
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FUTURE DEVELOPMENT IMPACTS AND VALUES
BACKGROUND & PURPOSE
Downtown’s tax base has grown dramatically in recent years as a result of new, denser development
such as the Bexley on Main. The strategies outlined in this plan will help drive downtown’s continued
momentum. The following analysis illustrates the fiscal impact of ongoing, denser development driven
by the development strategies as described in this section. While this analysis demonstrates potential
future revenues, it differs from a traditional TIRZ project and finance plan in that it does not specify
specific future products, and instead estimates the impact of aggregate build-out scenarios across the
recommended Downtown sub-districts. This analysis should serve as a barometer for the progress of
Downtown’s development and may support planning for future TIRZ expenditures and capacity to meet
TIRZ obligations.

METHODOLOGY
These illustrative future value projections rely on a simple calculation building on a more complex set of
assumptions.

1|

Parcels are identified as “growth opportunities” based on the ratio of landto-improvement value and aggregated within each proposed zoning district.

2|

Each zoning district is assigned a mixture of future development products
based on current and future regulation and development trends.

3|

Each development product is assigned a Floor Area Ratio (FAR) and valueper-acre based on market comparable properties in Mansfield and case
study downtowns.

4|

The total building and developed land area as well as total development
value is calculated.

86

Downtown Mansfield Development Strategies

ASSUMPTIONS
Growth Opportunity
For this analysis, we identified properties where the improvement value was less than 50% of the land
value as potential areas for growth or new development. Properties containing public parks and churches
were excluded from this analysis. Properties currently in the development pipeline, most notably Main
Street Lofts Phase II, was also not considered a “growth opportunity” but was assigned an assumed
future development value equal to Phase I on a per square foot basis.
Rather than attempting to project development potential for individual sites, we aggregated these growth
opportunities to allow for a more generalized assumption of development potential in each zoning subdistrict.

Table 3.3| Redevelopable Acreage in the Downtown Sub-Districts
Downtown Zoning Sub-District

Total Redevelopable Land Current Zoning (Acres)

Downtown Mixed-Use

15.7

Downtown Neighborhood

1.1

Broad Street Corridor

1.5

Historic Main Street

-

Downtown Transition

6.4

Total

24.7
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FUTURE PRODUCT MIX
Based on current and future regulation of density and use we developed a potential product mix for each
zoning district using six future use categories: urban commercial, suburban commercial, urban single
family, townhome, multi-family, and mixed use.
Table 3.4| Breakdown of Future Product Mix (%)
Future Product
Mix

Townhome

Single
Family

MultiFamily

Urban
Commercial

MixedUse

Suburban
Commercial

Total

Downtown MixedUse
Downtown
Neighborhood
Broad Street
Corridor

0%

0%

60%

10%

30%

0%

100%

50%

50%

0%

0%

0%

0%

100%

0%

0%

0%

50%

0%

50%

100%

Historic Main Street

0%

0%

0%

100%

0%

0%

100%

Downtown
Transition

50%

25%

0%

25%

0%

0%

100%

MARKET COMPARABLES
Market comparable properties form the basis for assumptions of future value. Where possible, we relied
on recent development activity within Mansfield to give the most direct comparable values and consulted
peer downtowns for value projections for aspirational uses not currently available in Downtown
Mansfield such as mixed-use and townhomes.
Table 3.5| Value By Use Per Acre
Value By Use

Per Acre

Townhome

$3,000,000

Single Family

$2,000,000

Multi-Family

$7,500,000

Urban Commercial

$3,000,000

Mixed-Use

$7,500,000

Suburban Commercial

$1,000,000
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Future Product Mix Prototypical Imagery

Townhome

Single Family

Multi-Family

Urban Commercial

Mixed-Use

Suburban Commercial
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CALCULATIONS
To calculate potential future development value, our analysis multiplied total growth opportunities by the
percent of land area dedicated to each use prescribed in the product mix and the comparable value per
acre of each use. The resulting build-out value is expressed in 2020 dollars.
Table 3.6|Downtown Sub-District Build-out by Product Mix (Acre)
Build-out by
Product Mix (Land Townhome
in Acres)
Downtown MixedUse
Downtown
.5
Neighborhood
Broad Street
Corridor

Single
Family

MultiFamily

Urban
Commercial

MixedUse

Suburban
Commercial

Total

-

9.4

1.6

4.7

-

15.7

.5

-

-

-

-

1.1

-

-

.8

-

.8

1.6

-

-

-

-

-

-

-

Downtown
Transition

3.2

1.6

-

1.6

-

-

6.4

Total

3.7

2.1

9.4

4.0

4.7

.8

24.7

Historic Main Street

Table 3.7| Downtown Sub-District Build-out by Product Mix ($)
Build-out by
Product Mix (Land Townhome
in Acres)
Downtown Mixed$0
Use
Downtown
$1.6M
Neighborhood
Broad Street
$0
Corridor
Historic Main Street
Downtown
Transition
Total

90

Single
Family

MultiFamily

Urban
Commercial

MixedUse

Suburban
Commercial

Total

$0

$70.6M

$4.7M

$35.3M

$0

$110.6M

$1.1M

$0

$0

$0

$0

2.6M

$0

$0

$2.3M

$0

$750K

$3M

$0

$0

$0

$0

$0

$0

$0

$9.7M

$3.2M

$0

$4.8M

$0

$0

$17.8M

$11.3M

$4.3M

$70.6M

$11.8M

$35.3M

$750K

$134M
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SCENARIOS
Our analysis contemplated three scenarios that illustrate the potential value created based on different
intensities of development represented in percent of growth opportunities realized in new development
through the retirement of the TIRZ in 2037. We analyzed value created if 50%, 75%, and 100% of growth
opportunities were built-out.
To illustrate potential TIRZ revenue resulting from new development, we calculated build-out value
averaged over a sixteen-year time period between 2021 and 2037. This projection timeline attempts
to account for the current development pipeline, and an interim period for initiating development
strategies. Without specific projects to measure, this projection is necessarily general, and ultimately
future development will occur in more concentrated increments, particularly for larger projects. For
example, a single larger multi-family development comparable to the Bexley at Main may produce $50M
in new taxable value over a period of two years, but without knowing when this development may occur,
in our analysis it would be averaged out over the fifteen year period analyzed.
Each build-out scenario illustrates how intensity of development will affect value and tax revenues.
We anticipate that the more quickly and thoroughly the recommended development strategies are
implemented, the more likely more intense build-out scenarios are to occur.
50% Build-out|
This scenario reflects a trajectory based primarily on the current momentum generated from prior
Downtown investment with some adoption of regulatory, placemaking, and market activation strategies.
75% Build-out|
This scenario anticipates more rigorous and timely adoption and implementation of development
strategies with a concerted effort to encourage development downtown.
100% Build-out|
This scenario illustrates a comprehensive adoption of development strategies, and a best-case market
response to activity in Downtown Mansfield.
Table 3.8| Build-Out Scenario Summary
Scenario

Total Acres
Developed

Annual Acres
Absorbed

Avg. Annual
Development Value

Total TIRZ
Revenue

Avg. Annual
TIRZ Revenue

Baseline

-

-

-

$21M

$1.1M

50% Build-out

12.4

0.8

$7M

$25M

$1.7M

70% Build-out

18.5

1.2

$6.7M

$28M

$1.9M

100% Build-out

24.7

1.6

$9M

$31M

$2.1M
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These build-out scenarios also present different future fiscal impacts once the TIRZ expires.
Table 3.9| Build-Out Scenario Value and Revenue
Scenario

Total Appraised Value of Property in
TIRZ Boundary (2038$)

Annual Property Tax Revenue
to General Fund in 2038

Baseline

$234M

$1.9M

50% Build-out

$377M

$2.8M

70% Build-out

$446M

$3.3M

100% Build-out

$515M

$3.8M

TAKE-AWAYS
Downtown Mansfield has significant redevelopment opportunities that, if realized, will result in
meaningful increases in property value and tax revenue generated. Development of the 25 acres
identified here as growth opportunities could result in as much as one million square feet of new real
estate development and $134M in new value created. This scenario contemplates a future Downtown
Mansfield that adds modest density while retaining or creating a variety of housing and commercial
products, regulated according to the set of proposed Downtown districts.
The Downtown TIRZ may be leveraged to continue to catalyze Downtown’s growth by financially
supporting recommended development strategies, and to retire existing obligations from earlier
Downtown investments. In any scenario, the Downtown TIRZ will continue to generate revenue above
and beyond its founding projections. In the three build-out scenarios contemplated by this analysis, the
TIRZ will produce additional incremental revenue ranging from $20M-$25M dollars.
This analysis does not represent the full range of potential futures for development in Downtown
Mansfield, nor does it suppose to suggest a likely future. Instead, it helps demonstrate the scale of
potential fiscal impacts of increased development Downtown to assist the City in planning for future
investment and reimbursement.
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Figure 3.10 |Future Cumulative Tax Increment by Scenario
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Figure 3.11 |Annual Absorption by Product Type

80,000 SF
70,000 SF
60,000 SF
50,000 SF
40,000 SF

41%

54%

30,000 SF
20,000 SF
10,000 SF
0

Past 15 Years

50%

Avg Annual Absorption Single Family

75%

100%

Avg Annual Absorption Townhome

Avg Annual Absorption Commercial (Oﬃce/Retail)

Past 5 Years

Avg Annual Absorption Multi-Family

Avg Annual Absorption Mixed-Use

III | Development Strategies

93

SUMMARY
IMPLEMENTATION
Through regulatory strategies, public space improvements, circulation and connectivity improvements,
parking strategies, and market activation, the revitalization of historic downtown Mansfield will continue.
Figure 3.12 depicts the overall recommendations for the study area. This represents a compilation of the
previously discussed strategies shown earlier in this section.
Table 3.10, beginning on page 96, summarizes all of the previously discussed development strategies into
one overall implementation table. This table should be used by staff to track the progress of downtown
revitalization efforts. The implementation table covers the following elements:
Added Value: Each recommended development strategy has an inherent value to further the overall
goal of revitalizing historic downtown Mansfield. The added value is a brief statement of the benefit of
the particular strategy. For example, the added value for implementing gateways would be to improve
recognition of the downtown district.
Associated Goals: The goals shown in the implementation table are the four goal themes from the
overall vision statement. These four goals are Identity, Activity, Connectivity, and Livability. Some
strategies are associated with more than one goal, as shown in the table.
Timing: While all of the implementation strategies will enhance downtown in some manner, some will
likely be implemented prior to others due to critical need, ease of implementation, or cost. The timing
column indicates when each strategy should be initiated, classified as:
•
•
•

Short-Term: Strategies that should be initiated within one to two years.
Medium-Term: Strategies that should be initiated within three to five years.
Long-Term: Strategies that should be initiated in five or more years.

Partners: There are various organizations and groups that play a role in achieving the vision for
Downtown Mansfield. For each strategy, the associated partners that will play a role in helping implement
the strategy are listed. It is assumed that the City, either as a specific department or downtown
coordinator position, will have a role in all of the strategies.
Relative Cost: To assist with planning purposes, the implementation table includes a relative cost
measure to indicate if it is a relatively affordable strategy or a more significant investment. Some
strategies note that costs are not applicable; this means that implementation of the strategy would just
involve staff time to coordinate.
Relative Impact: In addition to relative costs, the development strategies also have varying impacts
related to how effective they will be in continuing the revitalization of Historic Downtown Mansfield. This
column seeks to compare the relative impact of the various development strategies.
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Table 3.10 | Downtown Development Strategies Implementation Summary
Strategy

Associated
Goal(s)

Added Value

Timing

Partners

Relative
Cost

Relative
Impact

$$

H

Regulatory Strategies

1

Downtown
Zoning
District

Increase
predictability with
development and
achieve desired
character

Identity,
Activity,
Connectivity,
Livability

S

Property
Owners,
Neighborhood
Associations

2

Lot
Consolidation

Gradually increase
density over time

Livability

M

Property Owners,
Neighborhood
Associations

N/A

M

3

Adaptive
Reuse
Standards

Adaptive reuse of older Activity,
buildings, less vacancy Livability

M

Property Owners

N/A

M

4

City Owned
Property
Position

Create potential for
more active and
profitable uses

Activity,
Livability

L

EDC, Historical
Museum

$$$

H

5

Food Truck
Ordinance

Increased revenue
streams

Activity

M

County Health
Department

N/A

L

6

Formalize TIRZ
Procedures

Ensure longevity of the
TIRZ moving forward

Activity

S

Financial Services
Department

N/A

M

7

Vacant
Building
Ordinance

Prevent blighted areas
of downtown

Activity,
Identity

M

Property Owners

N/A

M

Public Space Improvements
8

Streetscape
Improvements

Improved aesthetic in
downtown

Identity

M

Property Owners

$$

H

9

Public
Restroom

Improve existing
entertainment venues

Activity,
Livability

M

Property Owners

$$

M

10

Outdoor Space Additional family
Activation
entertainment

Activity,
Livability

L

The LOT

$$$

H

Identity

S

Design
community

$$

M

11 Gateways

Improve recognition
of downtown district

Bold strategies represent high-priority strategies as discussed in the Executive Summary.
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S

= SHORT-TERM (1 - 2 YEARS)

H

= HIGH IMPACT

M

= MEDIUM-TERM (3 - 5 YEARS)

M

= MEDIUM IMPACT

L

= LONG-TERM (5+ YEARS)

L

= LOW IMPACT

$

Downtown Mansfield Development Strategies

= RELATIVE COST RANGE ($ - $$$)

Table 3.10| Downtown Development Strategies Implementation Summary (Continued)
Associated
Goal(s)

Strategy

Added Value

Facade
12 Improvement
Program

Improved look and feel
and more consistent
Identity
facades in downtown

M

Property Owners

Activate downtown’s
main entertainment
venue more often

S

The LOT

13

The LOT
Activation

Activity,
Identity

Timing

Partners

Relative
Cost

Relative
Impact

$$

H

$

M

Varies

H

$$$

H

$$

M

Circulation and Connectivity
Connectivity

Street Grid
15
Connectivity

Public safety
improvements,
additional access
points

Connectivity

L

Property Owners

16 Traffic Calming

Safer pedestrian
experience

Connectivity,
Livability

M

N/A

17 Trail Extension

Additional active
transportation
connection

Connectivity,
Livability

M

Railroad,
Property Owners

$$$

H

Link Main Street to rest
Connectivity
of downtown

L

Property and
Business Owners

$$

M

Prioritize pedestrians,
encourage urban feel
on streets parallel to
Main St.

Livability,
Activity,
Connectivity

L

Property and
Business Owners

$$$

M

Connectivity,
Activity

M

Property Owners

$

M

Connectivity

S

Downtown
Association

$

H

18

Sidewalk
Improvements

Short to
LongDevelopers
Term

Improved pedestrian
connectivity

14

Pedestrian
Pass-Through

Smith Street
19 Pedestrian
Plaza

Parking Strategies
20

Shared Parking Maximize use of
Agreements
existing parking

Parking
21 Awareness
Campaign

Develop public
understanding of
available parking

Bold strategies represent high-priority strategies as discussed in the Executive Summary.

S

= SHORT-TERM (1 - 2 YEARS)

H

= HIGH IMPACT

M

= MEDIUM-TERM (3 - 5 YEARS)

M

= MEDIUM IMPACT

L

= LONG-TERM (5+ YEARS)

L

= LOW IMPACT

$

= RELATIVE COST RANGE ($ - $$$)
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Table 3.10 | Downtown Development Strategies Implementation Summary (Continued)
Strategy

Associated
Goal(s)

Added Value

Timing

Partners

Relative
Cost

Relative
Impact

$

H

N/A

H

Improves circulation
and identifies
Residential
available on-street
Street Parking
22
parking during
Connectivity
for Special
special events,
Events
maintains emergency
access

S

Public Safety,
Neighborhood
Association
Leaders,
Special Event
Coordinators

Downtown
Predictability
Sub-District
23
about parking
Parking
requirements
Requirements

Connectivity

S

Property
Owners

Connectivity,
Activity

M

Special Event
Coordinators

$

M

Promote context
appropriate
development to
Activity
serve as a catalyst for
future activity

S

Developers

$

H

Increase daytime
activity within
downtown

Activity

M

EDC

$

H

Development
27 of Kimball/
Dallas Block

Continue momentum
of downtown
revitalization to the
south

Activity,
Identity,
Livability

L

EDC, the LOT,
property owners

$$$

H

Incentivize
28 Restaurant
Uses

Promote increased
activity in downtown

Activity

M

EDC

$$

M

Recruit
Restaurant
29
Uses to
Downtown

More activity and less
vacancies

Activity

M

EDC

$

M

24

Big Event
Study

Assess if strategies are
working

Market Activation Strategies
Promote
25 Development
of 4-Acre Site

26

Broad Street
Activation

Bold strategies represent high-priority strategies as discussed in the Executive Summary.
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S

= SHORT-TERM (1 - 2 YEARS)

H

= HIGH IMPACT

M

= MEDIUM-TERM (3 - 5 YEARS)

M

= MEDIUM IMPACT

L

= LONG-TERM (5+ YEARS)

L

= LOW IMPACT

$

Downtown Mansfield Development Strategies

= RELATIVE COST RANGE ($ - $$$)

Table 3.10 | Downtown Development Strategies Implementation Summary (Continued)
Strategy

Added Value

Associated
Goal(s)

Timing

Partners

Relative
Cost

Relative
Impact

Encourage
30 Denser
Development

More variety in
downtown living
options

Livability,
Activity

S

Developers

N/A

M

Downtown
31 Coordinator
Position

Dedicated staff
whose sole focus is
on the revitalization
of downtown

Identity,
Activity

S

N/A

$

H

Coordination
with Property
32 Owners &
Downtown
Groups

Increased
coordination among
varying downtownfocused groups

S

Downtown
groups,
property
owners

N/A

H

Identity

Bold strategies represent high-priority strategies as discussed in the Executive Summary.

S

= SHORT-TERM (1 - 2 YEARS)

H

= HIGH IMPACT

M

= MEDIUM-TERM (3 - 5 YEARS)

M

= MEDIUM IMPACT

L

= LONG-TERM (5+ YEARS)

L

= LOW IMPACT

$

= RELATIVE COST RANGE ($ - $$$)

TRACKING PROGRESS
Progress on implementing the downtown development strategies should be tracked and reported on biannual basis to the Revitalization of Historic Downtown Mansfield Sub-Committee. Once the downtown
coordinator position is filled, keeping track of the implementation progress should be their responsibility.
This document is meant to be flexible; if development occurs in downtown that alters development
strategies contained within this document, those strategies should be updated to reflect current
conditions. The performance of the TIRZ should also be tracked on an annual basis to identify how the
funds should be spent on public improvements in downtown.
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IMPLEMENTATION FUNDING
In order to implement the development strategies noted in this document, a significant amount of
investment will need to come from the private sector through new developments or improving existing
buildings. The City can continue to make strategic investments to help spur additional private investment
in the downtown area.

PUBLIC FUNDING MECHANISMS
Tax Increment Reinvestment Zone (TIRZ): The existing TIRZ #2 in downtown has been in place since
2013. As shown in this assessment, the revenue generated by the TIRZ is expected to increase over time;
these funds will then be reinvested in applicable projects in the downtown area.
Public-Private Partnerships (PPP): Establishing a partnership with private entities to pursue
infrastructure or other types of improvements is an innovative way to finance major projects. Often times
major employers such as a hospital serve as the private entity in this type of partnership. The EDC should
take the lead to identify potential private partners for projects.
Municipal Bond Funding: Major improvements that benefit all residents of Mansfield could be funded by
municipal bonds that are approved by voters through a bond election. When a bond election passes, the
City takes on debt to finance the improvements included in the bond package.

ECONOMIC DEVELOPMENT INCENTIVES
Chapter 380 Agreements: The Texas Local Government Code allows cities to grant certain incentives
to encourage development in cities. Development incentives typically take the form of property tax
abatements, loans, grants, commitments for infrastructure, or sales tax rebates.
Federal Historic Preservation Tax Credits: This program encourages private sector rehabilitation of
historic buildings. Mansfield has developed a Historic Landmark Program; through this program, the City
offers historic preservation grants and tax exemptions.
The Texas Historical Commission highlights additional resources for funding revitalization of historic
downtowns here: https://www.thc.texas.gov/public/upload/publications/Funding%20Methods%20for%20
Main%20Street%20communities%206.3.15%20update.pdf.
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CONCLUSION
The purpose of this effort was to confirm the vision for Downtown Mansfield, recommend a unified
parking strategy, develop market strategies, update TIRZ projections, and propose strategies for cityowned properties. Part I of this report identified the vision through stakeholder input. Part II assessed
existing parking supply and demand and TIRZ activity. Part III proposed development strategies to
continue the momentum of downtown revitalization.
Collectivity, the City, developers, business owners, residents, and various downtown groups can work
together to implement the strategies outlined in this plan to achieve the vision for downtown Mansfield.

Vision Statement: Historic Downtown Mansfield is a vibrant
destination and livable center that supports a range of
businesses, housing options, and activities for all ages.
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APPENDIX A: STAKEHOLDER LISTENING SESSION SUMMARY

Mansfield Downtown Development Strategies: Stakeholder Listening Sessions Summary
September 12, 2019

Stakeholder Listening Sessions (3:00 PM and 6:00 PM)
Attendees: Historic Mansfield Business Association, Mansfield Garden Club, Cultural Arts Supervisor,
Historic Preservation Board, Historical Landmark Commission, Mansfield Mission, the LOT, downtown
business owners, downtown residents
Aesthetic/Identity/Attraction
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

There is a need for a sense of place and identity and welcome signs to Downtown. Parks have
been helpful for increased walkability, restaurants, and the trail usage.
The LOT is the attraction to downtown – “Most exciting thing going.” People historically would go
to Fort Worth or Arlington. Now people venture towards East Broad St. and Shops at Broad.
Business owners want continued improvements to aesthetics, like better lighting, specifically
north of Broad St., from Main St. to Oak. Mentioned string lighting to line across the street.
There’s nothing downtown for kids. Stakeholders mentioned the kids’ area at the Gathering Place
in Tulsa as something to aspire to. Stakeholders want to see more family activities, similar to what
is happening at the LOT. Want more activities for families.
“Small Business Saturdays”
Stakeholders like the ideas that are embodied in a square.
No real destinations downtown
Need to push entertainment aspect of downtown
Downtown lacks collective marketing, no unity, no one’s “running the show”
Could downtown receive a “cultural district” designation; what would be advantages? Could City
prepare a Cultural Arts Master Plan?
Need something that gives downtown identity - possibly public art? Gateways?
What will downtown mean to big subdivision developers to the south? Could proximity to
downtown be a selling point for them?
How do we start to build on themes of what is already existing downtown? (music/arts, history,
etc.)
Is health/active living a theme that could be used to sell downtown? (Walking, biking, parks, add
healthy food)
Want consistent look throughout downtown – awnings, small-town feel, etc.
Current audience of downtown – 25-40 year old females, families
Want downtown to be a signature gathering spot for all of Mansfield

Retail + Activity
•

Stakeholders want to see an increase in night activity and attractions to the area. Stakeholders
want food and beverage to increase in downtown to play on a destination theme.
o Mentioned that food truck ordinances are set for Tarrant County and people would like
to see them for Mansfield to bring in taxes to the city rather than the county.

Mansfield Downtown Development Strategies – Kick-Off Meeting Summary
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•
•
•
•

•
•
•
•
•
•
•
•
•
•
•

At Sycamore and Broad St., church is being converted to an events center.
Stakeholders would like to see a children’s store or men’s store added to Downtown retail.
Have lots of service industries, but no foot traffic shopping.
Stakeholders would like to see improved programming to increase awareness for Downtown.
Third Thursdays have been good, but don’t align with an increase in sales. Third Thursday’s are
now run by the businesses instead of Downtown Management Inc (DMI), which has been difficult
for business owners.
Folks may go downtown for date night or experiences, but lacks variety
There is a desire for more entertainment options and more restaurants, particularly along the trail
There is a desire for more retail and question about the potential for a grocer or small bodega
Something like the Press Café in Fort Worth
Market is lots of young families that want activities for their kids
May also be a market for seniors looking to downsize and be able to walk to amenities
What about rental bikes? (could bike shop be involved in a partnership?)
Challenges in available lease space (already earmarked, owners not interested in participating in
activating downtown)
Want to see bed and breakfasts
Want to see expanded Farmer’s Market
Opportunity for car shows in downtown

Connectivity + Transportation
•
•
•
•
•
•
•
•
•
•
•
•

Stakeholders want better walkability and better connection to northern and eastern corridors of
downtown
Walkability challenges; particularly on S. Main - feels disconnected from Downtown core
Events/parades tend to stop at Broad, don’t incorporate S. Main
Handicap accessibility is an issue
Can you improve crosswalk/sidewalk area at Main/Broad?
Traffic is too fast on main!
Still see truck traffic along Main St.
There are safety perception issues on south side
Complaints from patrons about parallel parking
Parking – need more signage and awareness, not necessarily a lack of parking
Concerned about new back-in angled parking along S. Main
Parking improvements have helped with business operations. Complaints on the speed limit being
too high coming across the bridge.

Land Use, Planning + Real Estate
•
•
•

City regulatory process has made it difficult for new businesses to come into the area according
to stakeholders
1st Street is zoned commercial but is built residential
Converting residential to retail on the northwest side of the Main St./Broad St. intersection would
be helpful

Mansfield
DowntownMansfield
DevelopmentDevelopment
Strategies – Kick-Off
Meeting Summary
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•
•
•
•
•
•
•
•
•
•

Stakeholders want to know the city’s long-term plans for Downtown
Stakeholders mentioned a downtown manager would be helpful to Downtown’s success.
Stakeholders would like to see someone assigned to finding better tenants to locate in Downtown.
Lots of folks w/ business ideas can’t find spaces, have trouble working w/ business owners and
real estate community
There is a feeling downtown needs denser housing
Could 1st and 2nd streets be more commercial?
Property owners are not visible or accessible; don’t seem to have an interest in working together
for downtown
There was a question about the potential for some sort of mixed-use zoning w/ offices on bottom
floor
One stakeholder voiced strong desire for a big fountain and big trees!
Issues with flooding along Walnut Creek
Stakeholders voiced a desire for a Downtown/Main Street coordinator or separate EDC for
downtown

Downtown Comps
•
•
•
•
•
•
•

Southlake
Weatherford
Waxahachie
Joshua – for converted historic building to restaurant
o i.e. Hickory Tree Grill
Grapevine + Burleson as examples of successful downtowns: more diverse services + restaurants,
not just big box
Folks go to Arlington, Ft. Worth for dinner/night out
Favorite downtowns nationwide:
o Naples, Fredericksburg, Fort Worth, Denton, New Orleans, Boulder, Falls Church VA,
Downtown Asheville, Grapevine, Granbury, El Dorado AR, Oklahoma City OK

Takeaways
• Marketing for Downtown needs improvement, whether advertising, wayfinding, establishing a
sense of place, etc.
o Important to note that ice cream, burgers, tacos, candy stores, bike shops, boutiques,
breweries, the LOT, and service businesses are located in Downtown. However, there is
not an alignment to an identity.
• Additional restaurants and beverage locations to increase night life and 24/7 activity were the
major asks by stakeholders
• Very few property owners attended the meeting
o The gap between property owners and business owners could lead to difficulty in a buyin for change if this lack of involvement is not addressed
• Northern and eastern downtown are not connected well with the core intersection of Broad St.
and Main St. – need to expand perceived boundaries of downtown
• Residential development south of Downtown can help to bring more activity to Downtown

Mansfield Downtown Development Strategies – Kick-Off Meeting Summary
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APPENDIX B: MARKET ASSESSMENT PRESENTATION

CLIENT
LOGO HERE

DOWNTOWN MANSFIELD DEVELOPMENT STRATEGIES
MARKET SCAN
2.20.2020

What is compatible with and draws
on Mansfield’s market trends?
What will create value?
What makes a great downtown?
HR&A Advisors, Inc.
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Introduction
Demographics + Trends
Real Estate
• Residential, Retail, Office
• Land Use and TIRZ
Case Studies
Opportunities and Next Steps
HR&A Advisors, Inc.
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INTRODUCTION

HR&A Advisors, Inc.
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Scope | HR&A conducted market analysis to inform the direction
of Mansfield’s Downtown revitalization.

Confirm Community
Vision & Assess
Existing Conditions

Real Estate Market
Analysis

HR&A Advisors, Inc.

Downtown
Development
Strategies

Mansfield Market Analysis | 5

Stakeholders Interviewed | Takeaways from stakeholder conversations
presented current gaps and desires for Mansfield’s Downtown.
Stakeholders desire additional restaurants and beverage locations to
increase night life and 24/7 activity.
Residential development south of Downtown could be a catalyst for more
activity in Downtown.
The northern and eastern corridors of Downtown are not connected well
with the core intersection of Broad St. and Main St.
Property owners are not sufficiently engaged in downtown’s revitalization.
HR&A Advisors, Inc.
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Case Studies | HR&A, City staff, stakeholders, and the advisory
committee collaboratively selected 3 aspirational peer downtowns in
DFW to compare with Downtown Mansfield.

Roanoke

Lewisville

City

Population

Distance from Downtowns

Mansfield

75,000*

Dallas: 33 miles
Fort Worth: 20 miles

Grapevine

53,892

Dallas: 23 miles
Fort Worth: 23 miles

Lewisville

106,021

Dallas: 25 miles
Fort Worth: 33 miles

Roanoke

9,085

Dallas: 33 miles
Fort Worth: 21 miles

Grapevine

Dallas
Fort Worth

Mansfield

HR&A Advisors, Inc.
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Case Studies | Downtown’s were defined by zoning, special district
boundaries, existing plans, or hard natural or infrastructure boundaries.
Grapevine

Lewisville

Mansfield

Roanoke

Downtown Area (Acres)
Grapevine

Lewisville

Mansfield

Roanoke

508

408

317

579

HR&A Advisors, Inc.
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Walkability | Walkable Urban Places (WalkUPs) command
premiums and drive new development in North Texas.
Actual WalkUP areas are less than 1% of
total land mass in DFW
Average rents in income real estate products
is 37% higher in WalkUps than regional
average
26% of new multifamily rental housing was
developed in established or emerging
walkups
For sale housing had 103% price premium
over drivable suburban housing
HR&A Advisors, Inc.

Mansfield Market Analysis | 9

Walkability | Among existing, emerging, and potential WalkUPs
in North Texas, Mansfield has one of the largest “trade areas”.
WalkUP

Area (Rank)

Population (Rank)

Downtown
Mansfield

132 Sq. Mi. (8th)

230 K (6th)

Downtown
Roanoke

121 Sq. Mi. (9th)

170 K (12th)

Downtown
Grapevine

66 Sq. Mi (17th)

157 K (16th)

Downtown
Lewisville

86 Sq. Mi. (24th)

250 K (5th)

Smaller
“Trade Area”
HR&A Advisors, Inc.
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Larger
“Trade Area”
Mansfield Market Analysis | 10

DEMOGRAPHICS

HR&A Advisors, Inc.

Mansfield Market Analysis | 11

Demographic Takeaways
Mansfield is experiencing significant population growth,
especially with families
Population growth continues to be among high income
households
Mansfield is still largely a bedroom community and not as
significant a job center as peer cities to the north

HR&A Advisors, Inc.

Mansfield Market Analysis | 12
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Demographics | Mansfield’s population has grown at a faster
rate than the region since 2013.
Annual Population Growth
6.0%
5.0%
4.0%
3.0%
2.0%
1.0%
0.0%

2013

2014
Grapevine

2015
Lewisville

2016

Mansfield

Roanoke

HR&A Advisors, Inc.

2017
DFW
Mansfield Market Analysis | 13

Demographics | Mansfield is both growing at a rapid rate, and
in total number of new residents.
Population Change 2013-2017
10,000

% Change of Total Population 2013-2017
25%

9,215
7,649

8,000

23%

20%
17%

6,000

15%
4,977

11%

11%
4,000

10%

2,000

0

1,392

Grapevine

Lewisville

Mansfield

Roanoke

5%

0%

HR&A Advisors, Inc.
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Grapevine

Lewisville

Mansfield

Roanoke

DFW
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Demographics | Mansfield is a very family-oriented city with
nearly half of the households with children.

2017

Grapevine

Lewisville

Mansfield

Roanoke

DFW

Avg.
Household
Size

2.6

2.66

3.01

2.71

2.81

%
Households
w/ Child

33.5%

36.7%

47.1%

38.5%

38.4%

HR&A Advisors, Inc.
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Demographics | Mansfield’s median household income is more
than 12% higher than its peer cities.
Median Household Income 2017
Grapevine

$83,675

$56,282

Mansfield

$94,035

$67,682
$59,964
$57,351

Lewisville

Roanoke

$49,565
$-

$20,000

$40,000
Citywide

HR&A Advisors, Inc.

$60,000

$67,218

$80,000

$100,000

Downtown
Mansfield Market Analysis | 16
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Demographics | Mansfield has about ¼ the number of jobs as
Lewisville and 1/7 the number of jobs as Grapevine within a 15-minute
drive from their downtowns.
Total Jobs – 15 Minute Drive
400,000

369,609

350,000
300,000
250,000

207,011

200,000
150,000

103,223

100,000
53,350

50,000
0

Grapevine

Lewisville

Mansfield

HR&A Advisors, Inc.

Roanoke
Mansfield Market Analysis | 17

REAL ESTATE

HR&A Advisors, Inc.
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RESIDENTIAL

HR&A Advisors, Inc.

Mansfield Market Analysis | 19

Residential | Themes
Multifamily units in Mansfield’s downtown are driving top of the
market rents
SF is expanding to southern Mansfield, placing Downtown in a
more central location of the City
The multifamily market in Downtown Mansfield is beginning to
resemble the downtowns in peer cities, though it remains smaller
and less diverse in product.
HR&A Advisors, Inc.

Mansfield Market Analysis | 20
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Residential | Mansfield is more heavily single family than its
peers.
Housing Units by Type, ACS 2017
100%
19.1%
80%

40.9%

42.9%

53.9%

60%
80.9%

40%
59.1%
20%
0%

Grapevine

57.1%

46.1%

Lewisville

Mansfield

Single Family

Roanoke

Multifamily

HR&A Advisors, Inc.
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Residential | Mansfield added more single-family and multifamily
units than the other case study cities but continued to add single-family
at a greater volume.
New Units Added Citywide, 2014-2018
2,500
1,977

2,000
1,497

1,500

1,242

1,088
1,000
500
0

700

661

381

Grapevine

339

Lewisville
Single Family

Mansfield
Multifamily

HR&A Advisors, Inc.
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Residential | New single-family development emerging
performs well
Median Home Sales Price 2017-2019
$800,000
$700,000
$600,000
$500,000
$400,000
$300,000
$200,000
$100,000
$0

Grapevine

Lewisville

Downtown, Built after 2010
HR&A Advisors, Inc.

Mansfield
Downtown

Citywide

Roanoke
DFW Median
Mansfield Market Analysis | 23

Residential | Bexley on Main, built in 2017, has the highest market
rent in Mansfield at $1.60 and all 314 units are occupied.

Bexley on Main
Rent Restricted
Mansfield Market Analysis | 24
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Residential | The introduction of Bexley on Main near Downtown
Mansfield brought Downtown rents to the citywide average.
Multifamily Rents
$1.60
$1.31

$1.40
$1.20

$1.44
$1.06

Bexley on Main
introduced in 2016

$1.00
$0.80
$0.60

$0.65

$0.55

$0.40
$0.20
$0.00

2010

2011

2012

2013

2014

2015

Downtown

2016

2017

2018

YTD

Citywide

HR&A Advisors, Inc.
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Residential | The delivery and absorption of Main Street Lofts has
brought Mansfield’s downtown market closer to other case study cities.
Downtown Multifamily Vacancy
80.0%

Downtown Multifamily Rents
$1.80

73.6%

$1.60

70.0%
60.0%

$1.20

50.0%

$1.00

40.0%

$0.80

30.0%
20.0%

$0.60
13.3%

11.3%

10.0%
0.0%

10.6%

Mansfield

$0.55

$0.56

$0.59

$0.65

$0.40
7.0%

9.3%

2010 2011 2012 2013 2014 2015 2016 2017 2018
Roanoke

Grapevine

$0.20
$0.00

Lewisville

HR&A Advisors, Inc.

118
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2010 2011 2012 2013 2014 2015 2016 2017 2018
Roanoke

Mansfield

Grapevine

Lewisville

Mansfield Market Analysis | 26

Residential | Downtown multifamily properties leading in value
in peer downtowns.
Downtown Grapevine’s Aura44 rents for $2.05 PSF

Downtown Roanoke’s 299 Monroe rents for $1.65+ PSF

HR&A Advisors, Inc.
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Residential | In addition to large, highway fronting projects, Roanoke
has seen a clustering of multi-family development in and around
downtown.
Rent Growth Downtown vs. Citywide
$1.60

Roanoke

$1.50
$1.40
$1.30
$1.20
Pipeline

$1.10

Built since 2015
$1.00

2015

2016
Citywide

HR&A Advisors, Inc.

2017

2018

Downtown

2019

Built before 2015
Size based on rentable
building area.

Mansfield Market Analysis | 28
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Residential | In Lewisville, townhomes have proven a successful model
for increasing residents and tax-base through modest density.
Lewisville
$3,000,000
$2,479,418

$2,500,000
$2,000,000
$1,500,000
$1,000,000
$500,000
$0

$369,718

Single Family Per Acre

HR&A Advisors, Inc.

Townhome Per Acre
Mansfield Market Analysis | 29

Residential | Patterns of residential growth are shifting from the
northeast to the southwest with over 5,000 planned single-family lots.

Southpoint,
1,960 SF
Lots
M3 Ranch,
1,600 SF
lots

HR&A Advisors, Inc.

120

Downtown Mansfield Development Strategies

Somerset,
1,200 SF
Lots
Mansfield Market Analysis | 30

OFFICE

HR&A Advisors, Inc.

Mansfield Market Analysis | 31

Office | Themes
Mansfield’s office market is smaller than Lewisville’s and
Grapevine’s but is growing at a faster rate
Mansfield is absorbing growth more quickly than it is being built,
even with growing rents
Unlike its peers, Downtown Mansfield has not attracted new office
space, where rents are lower than the rest of the city
Broad Street is emerging as an office corridor
HR&A Advisors, Inc.
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Office | Mansfield’s office market is small relative to Lewisville
and Grapevine.
Office Inventory in 2019
6,000,000 sf

5,347,990 sf

5,000,000 sf
4,000,000 sf
3,000,000 sf
2,000,000 sf

2,605,831 sf

1,347,733 sf

1,000,000 sf
209,280 sf
0 sf

Mansfield

Lewisville

Grapevine

Roanoke

HR&A Advisors, Inc.
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Office | However, Mansfield’s office market is growing at a
faster rate than Lewisville and Grapevine.
Total Change

Percent Change
35%
30%

33%

500,000
444,375

450,000

30%

400,000
25%

350,000

348,133
309,144

300,000

20%

250,000

15%

15%

200,000
150,000

9%

10%

100,000
5%
0%

Mansfield

Lewisville

Grapevine

Roanoke

HR&A Advisors, Inc.
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51,491

50,000
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0

Mansfield

Lewisville

Grapevine

Roanoke
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Office | Mansfield’s vacancy rate has fallen over recent years,
even while introducing new product to the market.
Mansfield Citywide Office Absorption, Vacancy, Delivery
100,000
13.2%

13.0%
80,000
10.9%
9.0%

9.5%

10.6%

9.4%

9.3%

60,000
7.3%

6.5%

40,000
2.9%

2009

2010

2011

2012

2013

2014

Net Deliveries

2015

Absorption

2016

2017

2018

20,000

YTD

0

Vacancy Rate

HR&A Advisors, Inc.
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Office| Rents have increased as new office product is delivered
to Mansfield’s office market.
Mansfield Citywide Office Absorption, Delivery, Overall Gross Rents
$26.47
$22.50
$17.79

$18.51

$18.78

$24.00

$24.41

$28.22

100,000

$24.35
80,000

$19.11
60,000

40,000

20,000

2010

2011

2012

2013

2014
Net Deliveries

HR&A Advisors, Inc.

2015
Absorption

2016

2017

2018

YTD

0

Gross Rent
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Office | Mansfield, on average, has the lowest vacancy rates
over the last decade.
Office Vacancies
25.0%
20.0%
15.0%

13.0%
10.9%

10.0%

9.0%

9.5%

10.6%

9.4%

9.3%
7.3%

6.5%

5.0%
0.0%

2.9%

2010

2011

2012

2013

Mansfield

2014
Lewisville

2015

2016

Grapevine

2017

2018

YTD

Ronaoke

HR&A Advisors, Inc.
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Office | Unlike its peers, Mansfield’s Downtown office rents are
lower than rents citywide.
Office Rents
$30.00

$26.47

$26.55 $25.78

$25.59 $25.59

$25.00

$23.46 $23.54

$20.00
$15.72
$15.00
$10.00
$5.00
$0.00

Mansfield

Grapevine
Downtown

HR&A Advisors, Inc.
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Roanoke

Lewisville

City
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Office | No office space has been built in Downtown, but Broad
St. has emerged as an office corridor.
Mansfield

Office Space since 2015
23 Recently Built
8 Proposed
2 Under Construction

Downtown
Existing
Proposed
Under Construction

HR&A Advisors, Inc.
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Office | In Grapevine, the Downtown is the center of gravity for
new and proposed office space.
Grapevine

Office Space since 2015

Downtown

17 Recently Built
6 Proposed
3 Under Construction

Existing
Proposed
Under Construction

HR&A Advisors, Inc.
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Office | Though some office space has been developed in Lewisville’s
Downtown, product is being dispersed throughout the city.
Lewisville

Office Space since 2015
Downtown

18 Recently Built
5 Proposed
8 Under Construction

Existing
Proposed
Under Construction

HR&A Advisors, Inc.
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Office | Most of Roanoke’s new office space is concentrated
near Downtown.
Roanoke

Office Space since 2015
7 Recently Built
6 Proposed
3 Under Construction

Existing
Proposed
Under Construction

HR&A Advisors, Inc.

126

Downtown Mansfield Development Strategies

Mansfield Market Analysis | 42

Office | Downtown Lewisville demonstrates what new, stylistically
appropriate small-scale office development could look like in
Mansfield.
Sundquist Plaza

Main St.

Mill St.

Lewisville
Lewisville

320 E Main St.
4,165 SF | $? PSF | Year Built: 2007

Downtown

Class B
Class C
HR&A Advisors, Inc.

345 W Main St
3,970 SF | $22 PSF | Year Built: 2004
Mansfield Market Analysis | 43
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HR&A Advisors, Inc.
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Retail | Themes
Mansfield’s receipts from mixed beverage sales are 1/8th the
size of Grapevine and ½ the size of Lewisville
Restaurants are the most valuable appraised lands in
Mansfield’s Downtown.
Retail rents across Mansfield more than double Mansfield’s
Downtown retail rents.

2x
HR&A Advisors, Inc.
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Retail | In 2018, Mansfield had the lowest Downtown rents, yet
the highest citywide rents.
Retail Rents
$35
$29.99

$30
$25

$27.47

$25.48 $26.29
$22.10

$20
$15

$18.16
$14.69

$14.07

$10
$5
$0

Mansfield

Grapevine
Downtown

Roanoke
Citywide

HR&A Advisors, Inc.
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Retail | Since 2015, the vacancy rates in Downtown Mansfield
are lower than the historical average.
Downtown Retail Delivery, Absorption, & Vacancy
10.5%

11.1%

15,000

11.5%

10,000
9.3%

7.4%
2009

5,000
7.3%

2010

2011

2012

2013

2014

6.1%
2015

2016

2017

2018

YTD
5.1%

0
(5,000)

0.9%

1.5%

(10,000)

1.3%

(15,000)
Net Deliveries
HR&A Advisors, Inc.

Net Absorption

Vacancy Rate
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Retail | Mansfield’s Downtown core is largely made up of retail
space.

16 Retail
7 Restaurant
3 Vacant
3 Public
6 Office

HR&A Advisors, Inc.

Mansfield Market Analysis | 48

Appendix

129

Retail | Restaurants have created the most value within the
Downtown core.
Average Appraised Value Per SF

Total Square Footage

$140.00

(343,230 total SF)

$123.52
$120.00

7.1%
18.4%

$100.00
$85.08

Office

$80.00

$70.20
$58.91

$57.65

$60.00

Public

31.1%

11.5%

Restaurant
Retail
Vacant

$40.00
$20.00
$-

31.8%

Office

Public

Restaurant

Retail

Vacant

HR&A Advisors, Inc.
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Alcohol sales demonstrate the economic impact of restaurants in
Downtown Grapevine and Roanoke compared to Mansfield.
Alcohol Sales by City, 2019
$120,000,000
$100,000,000

15%

$80,000,000
$60,000,000
$40,000,000
6%
$20,000,000
$0

6%
92%
Grapevine

Mansfield
Outside of Downtown

HR&A Advisors, Inc.
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Roanoke

Downtown
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Retail | Retail in Grapevine is in high-demand, especially in
Downtown, due to the brand that has been established.
Retail Vacancy
6.00%
4.80%

5.00%
4.00%
3.00%

4.80%

3.70%
2.50%

2.40%

2.00%
1.30%
1.00%
0.00%

0.50%

0.40%
Mansfield

Grapevine
Downtown

Roanoke

Lewisville

City

HR&A Advisors, Inc.
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Retail | Though Grapevine is a retail powerhouse, Mansfield has
twice as many retail developments in the pipeline.
Mansfield

Downtown

Grapevine

Broad St.

Pipeline

Downtown

Built since 2015

2020 Pipeline: 9 retail spaces
HR&A Advisors, Inc.

2020 Pipeline: 17 retail spaces

Size based on rentable
building area.
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Retail | New retail development is concentrated east of 287
and along Broad St, not in Downtown.
Retail spaces in development around Mansfield
mainly consist of
• Power Centers (outdoor shopping center
between 250k-750k SF)
• Neighborhood Centers (grocery anchored
properties with convenience retailers

Mansfield

Specific businesses entering the scene include an
H-E-B, Navy Federal Credit Union, and shops for
The Shops at Broad.
Broad St.

Pipeline

Downtown

Built since 2015
Size based on rentable
building area.

HR&A Advisors, Inc.
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Retail | HR&A blends its practitioner knowledge with work from
thought leaders in the field to measure the best in downtowns.
Researchers and advocates at Smart Growth America released a report in 2015 for
reinvigorating and strengthening downtown communities.
Best practices include:
•
•
•
•
•

Ensure cleanliness and safety
Beautiful public spaces
Employment and homes in Downtown
Diverse retail and business environment
Equity

• Multimodal transit

HR&A Advisors, Inc.
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• Parking
• Transit
• Safety and convenience for
walking/biking
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Retail | Peer downtowns have great public spaces, diverse
retail, and walkable streetscapes.
Grapevine

Lewisville

Roanoke

HR&A Advisors, Inc.
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Retail | Observational data was compiled by HR&A during visits
to Mansfield and its peer cities.
Restaurant/Bar
Pedestrian Count
Visitation

Streetscape
Quality

Office & Retail
Mix

Multifamily
Count

Identity/Brand

Iconic
Building/Space

Mansfield

→

?

↓

→

→

↓

↓

Grapevine

↑

↑

↑

↑

↑

↑

↑

Roanoke

↑

?

→

→

→

↑

→

Lewisville

→

?

↑

↑

↓

→

↑

HR&A Advisors, Inc.
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Retail | In terms of building space, signature restaurants, wine
shops, and civic buildings are Mansfield’s greatest weak points.
Signature
Restaurants

Boutiques

Breweries

Law & Insurance

Wine Shops

Civic Buildings

Mansfield

↓

→

→

→

↓

↓

Grapevine

↑

↑

↑

→

↑

↑

Roanoke

↑

↓

→

→

→

→

Lewisville

↓

↑

→

↑

↓

↑

HR&A Advisors, Inc.
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TIRZ ANALYSIS

HR&A Advisors, Inc.
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TIRZ Analysis Takeaways
 The TIRZ is growing more quickly in value than originally projected.
 Bexley on Main has been the primary driver of growth in taxable value.
 Without any additional development, the City should receive an additional
cumulative $21 M in incremental tax revenues.
 However, there are opportunities to bring new value creation to Downtown
Mansfield primarily through unimproved land.
HR&A Advisors, Inc.
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TIRZ Analysis | The TIRZ is growing in value more quickly than
projected.
Actual Taxable Value Growth vs. Projection, Downtown TIRZ
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TIRZ Analysis | The TIRZ has grown in value by 264% in its first
seven years, compared to 96% in Downtown Lewisville’s TIRZ.
Downtown TIRZ Growth Over Base, First Seven Years
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TIRZ Analysis | Despite significant growth TIRZ obligations and
investments outweigh cumulative increment.
Cumulative Investment, Increment, and Obligations
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TIRZ Analysis | The most significant driver of growth has been new
commercial improvements, principally the Main Street Lofts
development.
Value Growth by Component 2012-2019
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TIRZ Analysis | Types of Investments
Mansfield TIRZ Expenditures by Type
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Main Street Lofts Phase II alone will continue the trend of the
TIRZ projection outperformance.
Actual Taxable Value w/ Main Street Lofts Phase II vs. Projection
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With no additional investment beyond Main Street Lofts Phase II, and
values growing at inflation, the City should receive an additional
cumulative $21 M in incremental tax revenues in the TIRZ through 2037.
Future Tax Increment
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Downtown Mansfield has a more urban mixture of uses, BUT also
has significant development opportunities
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Despite its growth, property in Mansfield is still less valuable
than its peers on a per acre basis.
Value Per Acre
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Higher intensity land uses are drivers of value. In Mansfield, multifamily property is worth almost 5X single-family property in Downtown.
Relative Value Per Acre by Use
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CASE STUDIES
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LEWISVILLE
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Lewisville| Takeaways & impressions
Lewisville Boutiques

Downtown has been built around civic
centers, like City Hall and the Grand
Theater.
Townhome development is the primary
source of new residential housing around
Downtown.

Lewisville Grand Theater

Downtown does not place much focus on
retail shops but has a solid small office
and restaurant presence.
HR&A Advisors, Inc.
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Lewisville| Focus on civic space builds identity and opportunities
for gathering, but does not directly create real estate value.
Lewisville City Hall

HR&A Advisors, Inc.

Wayne Ferguson Plaza
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Lewisville | 160+ townhomes built since 2000, dozens of more units of
new urban product, detached and attached, are planned.

HR&A Advisors, Inc.
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GRAPEVINE
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Grapevine | Takeaways & impressions
Heavy tourist destination and investing
more towards tourism with new mixed-use
development train station to be
completed in 2020.
Lots of boutique/independent retailers
(clothing, vintage, gifts) – 6 blocks of
downtown shops/tourism.
Very heavy seasonal decorations, again
tailoring their environment towards
tourists. Good use of benches and
pocket parks even though the streetscape
is not heavily planted, etc.
HR&A Advisors, Inc.

Mansfield Market Analysis | 76

Appendix

143

Grapevine | Much of Grapevine’s tourism can be attributed to
its festivals.
Grapevine festivals generated $3.7
million in revenues and expensed $5.3
million for trains and festivals in fiscal
year 2019.

GrapeFest

Main Street Fest has been around for 35
years.

Mansfield’s Pickle Parade draws ~40,000
people.

+275,000 in attendees

GrapeFest, in Grapevine, is the largest wine festival in
the Southwest United States.

HR&A Advisors, Inc.
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ROANOKE
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Roanoke | Takeaways/impressions
Heavily destination based – 25
restaurants in the Historic Core alone.
Primarily one street (Oak St.) with a
combination of new and old buildings. An
entirely new district being built on the
southern side consisting of multi-family.
Heavy investment in streetscape that did
not translate well into a successful public
realm.
HR&A Advisors, Inc.
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Roanoke | Roanoke has a daytime population of 60,000+ with
major employers nearby.

TD Ameritrade

AllianceTexas

Deloitte University
More Job Density

HR&A Advisors, Inc.
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Roanoke | Restaurants in Roanoke have been able to capitalize
off of the daytime office population around and near the City.

Designated as the “Unique Dining Capital of
Texas” by the state House of Representatives.

39 restaurants in 2009
+65 restaurants in 2019
Adding 10 more restaurants in 2020

HR&A Advisors, Inc.
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Roanoke | Roanoke’s historic downtown is modest and growth is
being driven by new, ground-up development.

HR&A Advisors, Inc.
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Case Studies | Although they have conditions that differentiate
them from Mansfield, each downtown case study offers lessons.
Old Town Lewisville
o Identity building more civic than
commercial
 More intentional mixture of
uses – creating a neighborhood
 Intentionally driving moderate
density housing through
townhomes first to support
retail later
 Retail focus on Main Street with
excellent pedestrian links to
adjacent public space

Main Street Grapevine
o Proximity to airport, larger
transportation and employment
centers
o Multiple blocks of historic fabric
downtown
o Tourism destination status built
over decades
 Pervasive branding/identity
 Leverages programming,
festivals, seasonal activities

Downtown Roanoke
o Much of it built from ground up,
not historical footprint
o Draws from major employers
and headquarters in vicinity
 All-in branding on one aspect
“unique dining”
 Long and linear commercial
strip with larger scale
development bookending
historic core
 = options for Mansfield to pursue

HR&A Advisors, Inc.
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Conclusions & Next Steps
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Strengths and Opportunities
Strengths
 Family-friendly environment
 High incomes and relative affordability
 Burgeoning multi-family market
 Strong office market
 Parks and trails
 Historic building fabric
 TIRZ funding stream

Opportunities
 Low competition for authentic, walkable,
downtowns
 Unique marketing/branding
 Emerging single-family development to
southwest
 Publicly owned sites
 Land use authority

HR&A Advisors, Inc.
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Direct and Indirect Levers and Opportunities
Direct Levers
 Publicly owned land
 Zoning
 Incentives
 Subsidy
 Abatements
 Grants
 Loans

Indirect Levers
 Marketing
 Partnerships
 Organizing
 Programming
 Place-Making

 Regulations
 Vacant building ordinance

HR&A Advisors, Inc.
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Ways to Increase Value
 New Development
 Residential
 Commercial

 Building Improvements
 Increased Demand
 Increased Activity
 Change Underlying Value
 Entitlements

HR&A Advisors, Inc.
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Development Strategies Matrix
Opportunity/Strength

Value Add

Lever

Strategy

Publicly owned land

New Development

Partnerships

?

Undervalued historic
properties

Improve buildings

Incentives/Regulations

?

Parks and trails

Increase demand

Place making

?

Unimproved property

Change underlying value

Zoning/Entitlement

?

HR&A Advisors, Inc.
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HALFF ASSOCIATES, INC.

1201 N. BOWSER ROAD

RICHARDSON, TX 75081

WWW.HALFF.COM

