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INTRODUCTION

In 1996, the College Station City Council adopt-

ed the Northgate Redevelopment Plan as pro-

duced by the consulting firm of Hellmuth,

Obata & Kassabaum, Inc. (HOK).  Since the plan

was adopted, several recommendations involv-

ing public improvements have been imple-

mented.  The improvements that have been

completed or are currently under development

include the construction of public parking facil-

ities, roadway and utility infrastructure,

streetscape improvements, and various other

public projects.

The purpose of this report is to incorporate

implementations that have been made and

make recommendations on strategies that will

result in further private sector redevelopment

in the Northgate area.  To accomplish this task

the Land Design Studio team employed the

services of the following professional organiza-

tions: Branson Research Associates, based in

College Station, specializing in professional

market and economic research; Centro

Development, an urban multi-family, retail, and

mixed-use development practice; and the

Celero Group, an economic development con-

sulting firm.  The team was specifically chosen

to forge a market based approach to address the

Northgate issues.  Accordingly, many of the

recommendations are different compared to

everyday conventional development.  We feel

this type of extended thinking is necessary

when 'business as usual' does not address, bet-

ter yet, solve the complex issues facing urban

development and redevelopment matters.
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VISION STATEMENT: COMPONENTS OF THE IDEAL NEIGHBORHOOD

Enjoy alternative to traffic congestion, long hours,
cafeteria food, latch-key kids, expensive housing,
and feelings of isolation.

LIVING/ WORKING
Stress-free balance

Benefit

Walkable, transit-accessible, tel-work-

ing relationships between work and

home allow employees/residents

greater flexibility and control over

their time and money, offering more

attractive choices that previously

never existed.

Meet clients, associates, and prospects in a "co-
operative" business community infrastructure
where fresh ideas and new allies come often and
easily.

WORKING
face-face incubating

Benefit

70% of workforce learning is achieved

informally at casual meeting places.

New Economists strategize that the

ROI is much greater from facilitating

business opportunities rather than

increasing worker productivity.

Be nearer to your customers, clients and family by
decentralizing your office, slashing commuting and
real estate costs.

WORKING
anywhere officing

Benefit

AT&T was able to reduce its office

space costs by 50%, estimating that

since 1995, the company has saved

$500 million in office lease costs by

promoting telecommuting.  IBM saved

some $35 million in real property costs

via telework.  Pac Bell saved about $20

million over five years.

Work in the hipness of a coffee shop and the ameni-
ties of copy centers nearby.

WORKING
telework center

Benefit

Telework centers surrounded by busi-

ness services and social spots are fast

becoming the office space of choice for

entrepreneurs seeking a more net-

worked alternative to the monotony of

working at home.

Work on a flexible schedule, be near your kids,
eliminate commuting and be nearer to business
amenities.

WORKING
home office

Benefit

After implementing a teleworking

program, a major brokerage company

was named one of the top places to

work by both Business Week and

Working Mother while Siemens

reduced its turnover rate from 10% to

3%.  Fortune 500 companies are esti-

mated to increase productivity by 20-

30%.

Eat, drink, and be merry at a variety of restaurants,
pubs, and theaters after work, even after 10:pm.

LIVING/ WORKING
night life

Benefit

The LA Times reported that 40% of

high tech workers have regretted their

career decision because of poor quality

of life.  Many of them work in office

parks that are too isolated from enter-

tainment destinations to facilitate

spontaneous meetings.

Buy an attractive home whose innovative design
increases both its livability and affordability even in
the most desirable neighborhoods.

LIVING
affordable homes

Benefit

Walkable and transit-accessible neigh-

borhoods that are higher in density

reduce resident's automobile expens-

es, sometimes entirely.  Statistics also

clearly show that higher densities

result in reduced crime (more "eyes on

the street").

Transport your kids to and from day care conve-
niently.  Spend more time with your kids, feel more
secure when you're not.

LIVING
on-site daycare

Benefit

"This is the key component in trying to

attract the best employees."

Motorola

Motorola spent more than $1 million

to build space for each of the centers.

The child care industry estimates that

there were 1000 on site day-care cen-

ters in 1986.  Today there are 8000.
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VISION STATEMENT: COMPONENTS OF THE IDEAL NEIGHBORHOOD

Walk to your neighborhood clinic.  Stay at home or
work and receive hospital-quality care at a local
telemedicine station.

LIVING
on-site healthcare

Benefit

The Mayo Clinic (rated as the #2 hos-

pital in the U.S.) is pioneering a

portable telemedicine station that will

eliminate 80% of hospital trips.  The

national Center for health Statistics

reported the average home care visit

costs $88 VS. $1,872 for a day of hospi-

tal care.

Play, relax, and recharge in a recreational or wilder-
ness oasis after work or even during the lunch hour.

LIVING
natural retreats

Benefit

The most livable towns and cities

enhance the greatest natural features,

not build on them.  This provides more

identity to a place.

Within the town, everyone is within

tow blocks of a park.

Live in a community where getting to know people
on a first-name basis is a benefit rather than a lia-
bility.

LIVING
sense of community

Benefit

Worth Magazine did a study of the 50

most desirable neighborhoods in the

country - nearly all of them are walka-

ble places where people meet sponta-

neously and have a strong sense of

identity and community.  The demand

greatly exceeds the supply.

Enjoy a theater of stores and restaurants that create
a wonderful hang out at lunch or after work.

ENTERTAINING
places as portals

Benefit

The whole is greater than the sum of

its parts:  The most profitable busi-

nesses cooperatively provide the

patron with a rich selection as well as

entertainment forums for public

events and street 'theater'.  They

become tourist attractions and local

hot spots.

Purchase goods and services that you usually find
only at a "big-box" or shopping mall at a convenient
on-site center.

SHOPPING
shopping

Benefit

The national Main Street Center con-

ducted a study revealing that 60% of a

local store owner's income stays with-

in the community while 10% of a

regional chain remains.  National

chain spend 3% of their profit in the

local economy.

Provide freedom fro your kids through easy access
to quality education physically and virtually.

LEARNING
networked school

Benefit

Children who can walk to school are

less of a burden to their parents and

knit a stronger neighborhood network.

IBM at School is a portfolio of offerings

that leverage the internet to help

schools transform the way students

learn, teachers teach and administra-

tors manage.

Attract the best talent, the most innovate leaders,
the hippest residents, the top students, the hottest
business, the widest news coverage…

EXECUTION
work/live balanced towns

Benefit

91% say personal life is the key to

work/life balance, 52% say they'd

drive an old care or live in a small

home in exchange for more free time,

40% of tech workers regret career

move and Silicon Valley firms lost

$3billion because of poor quality of

life.

0.7% - the supply available to meet the

above demand.
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STUDY BOUNDARIES

The Northgate area is generally bounded by

University Drive on the south, Wellborn Road

on the west, South College on the east, and the

city limits of Bryan on the north.  The district

comprises approximately 145 acres, and serves

as home for approximately 1,000 residents.
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SURROUNDING CONTEXT

Northgate is essentially a service and residential

district adjacent to Texas A&M University.  The

district is surrounded on three borders (east,

south and west) by Texas A&M property.

Married student housing is across South

College Avenue to the east; the college's main

campus is adjacent to the south; university

operations, purchasing, and the physical plant

are to the west; however the berm that elevates

the railway parallel to Wellborn is a barrier pre-

venting visual or physical connectivity across

Wellborn Road.  The north boundary of the dis-

trict is less defined; Northgate residential hous-

ing blends into a City of Bryan neighborhood

residential development without much distinc-

tion between the two.

In College Station there is little urban fabric.

There is basically a low-density land use pat-

tern, small lot developments interspersed with

large institutions.

When the University was founded, it was large-

ly a group of farms.  There was some military

housing that the University took over.  The

Brazos duplex area was recycled military hous-

ing, which has since been torn down.

City of College Station
City of Bryan
Texas A&M University
Northgate
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REDEVELOPMENT TO DATE

City of College Station Facade Improvement Program
Past Project Comparisons

Facade Improvement
Unchanged Structures
Structures That Would be Demolished
Unbuilt Structures Proposed by HOK
Completed New Structures
Completed Street Improvements

Church St. Improvements

Trellis & Outdoor Seating

Cherry St. Infrastructure Improvements
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Spark’s Campus Photo

University Book Store

315 Church Street

Satchel’s Restaurant
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BACKGROUND: PEOPLE & MONEY

CURRENT & HISTORICAL
ISSUES FOR NORTHGATE

There is little urban fabric to College
Station.
Low-density, small lot developments inter-

spersed with large institutions dominate the

Northgate landscape. 

Northgate is a service and residential
district adjunct to Texas A&M.
When the University was founded, Northgate

was a group of farms; the residential and retail

uses in the district have always developed in

response to Texas A&M.

Northgate has 1,000 - 1,200 residents.
Expected gain of 2,500 residents.
New residents are expected in the district and
the surrounding walkable neighborhood in
next two years. The completion of two new
apartment complexes on Wellborn Road and
the occupancy of Traditions Dorm will con-
tribute to this gain.

Residential population is primarily
students.
A higher than average number of international
students live in Northgate.

Refer to up Appendix D and Appendix B. for
more detailed information on population sta-
tistics.

CURRENT & HISTORICAL
ISSUES FOR BRYAN/
COLLEGE STATION

Consistently the lowest unemployment
rate in Texas.

Higher than average population
growth.
2002 population is estimated to be 167,000, up
5% from 2001, among the top rates in Texas.
The projected population by 2010 will be
approximately 200,000.

Population is young and dominated by
the student market.
57% of College Station and 22% of Bryan's

population is ages 18-24. 

The next largest group is 25-34, with 13% in

College Station, and 15.6% in Bryan.  This is

indicative of the fact that the large numbers of

college students leave for first jobs in other

cities.

Median Incomes
The average household income within a 1-mile

retail service area of Northgate is likely less

than the median income for the area of $29,000

per year.

Brazos county's median family income is just

over $29,000 while the statewide average is

almost $40,000.  In Travis and Harris county,

two competing markets, the median household

income is almost $46,700 and $42,600 respec-

tively.
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BACKGROUND: MULTI-FAMILY HOUSING

Multi-Family Form Type
Low-density apartment development is the

norm in Bryan/ College Station due to seem-

ingly unlimited available land, low land prices,

and one dominant customer market segment.

Multi-Family Future Trends
As TAMU strives to recruit and keep research

faculty and graduate students from other more

urbanized parts of the United States and

abroad, the housing market will need to adapt

to meet that market.

Given the lack of diversity of the housing prod-

uct and changes in the demographics, there

may be opportunities for more diverse multi-

family property types in Northgate. Examples

include lofts, live/work, apartments over retail,

townhouses and lofts.  These new Products may

lease more quickly due to their unique nature in

this market.

New Single-Family Trend 
There has been an increase in single family unit

needs and a larger than expected number of

empty nesters and retirees migrating from other

parts of Texas. 

The Forecast
Given an average adsorption rate of approxi-

mately 600 units per year and a supply of

approximately 1,120 of apartment units and 750

empty private dorm rooms one could calculate

that there is a three year inventory of multifam-

ily housing units in the pipeline.

Multifamily Market Driven by College
Students
Garden apartment complexes, privately owned

dorms, apartment complexes with two and four

bedroom suites with individual or shared baths

dominate the market.  These are often leased by

the bedroom.

Multifamily Demand
The spring 2002 apartment occupancy rate was

89% down from the fall 2001 occupancy rate of

91%.  Fall 2002 occupancy rate was 88%.

Occupancy has gone from highs in early 1990's

of 99% and 96% in 1999 down to current levels

because of higher than average supply increas-

es.  Average absorption is 600-650 units of mul-

tifamily housing per year over the last  eight

years.

One bedroom and efficiency apartments have

much higher occupancy rates than the 2-4 bed-

room units that dominate new construction.

Multi-Family Supply
The average number of apartments and two-

four unit properties permitted from 1997-2001

was 600 units per year.

January to August 2002 totaled 548 units with

572 units expected by the end of the year for an

expected total of 1,120 units.

The area supply is larger than would be expect-

ed in a city this size due to a steady supply of

new students and availability of inexpensive

land.

Overall Multi-Family Occupancy Rate 
Bryan/College Station  1994-2002

Spring

Summer

Fall
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BACKGROUND: RETAIL

Northgate Retail
Northgate has seen the arrival of several new

establishments in the past few years: Freebirds,

Excell, Texadelphia, a sushi restaurant, and the

New York sub shop.

The new Traditions dormitory and new resi-

dential housing planned on Wellborn Road will

bring 2,500 new student residents to the neigh-

borhood in the next few years.

Existing Retail Issues for Northgate:
A. There is a perception of lack of parking.

B. Lack of on street parking for convenience retailers.

C. Discontinuous street grid makes moving through the district

somewhat difficult.

D. Separation from TAMU by nine lane major arterial

(University Drive)

E. Small number of large property owners with fragmented

ownership patterns.

F. High number of limited land uses: for example: bars and

churches; by contrast, a larger number of diverse businesses

would make the area more successful and probably ease tensions

between those two uses.

G. Dilapidated physical appearance of much of the older retail

and stock housing.

H. Institution property owners are buying land at inflates

prices which in turn artificially inflate the land market, takes

land off of the city/district tax rolls, and prevents more uses from

establishing themselves in Northgate.

I. Lack of a strong retail anchor in the district.

Recommendation
To offset the gap between low rental rates and

high land prices the city should look to subsi-

dize the purchase of land in the district.  This

subsidy could be in the form of a long-term loan

with low repayment terms in the early years.

Bryan/College Station Retail

Rents
Market rents range from $10-24 per foot per
year NNN (triple net).   Suburban strip centers
range from $15-18. Northgate retailers and
restaurants pay from $7 to $15 per square foot.
Northgate leases are shorter term than compa-
rable suburban leases, probably, to give land-
lords more control over rates.  This lag in rates
will likely continue unless Northgate reinvents
itself as a preferred location.

Vacancies are up.
Tenants are relocating to newer construction
along Texas Avenue and Highway 6 bypass. Big
box retailers are located along these through-
ways and will continue to increase their market
share over time exerting pricing pressure on
local merchants.  The pattern of suburbaniza-
tion in both Bryan and College Station will con-
tinue to exert pressure on retailers to go where
the action is, ie. the suburbs.  Rising vacancies
will likely continue until, and unless, Northgate
establishes itself as an urban retail destination.
This phenomenon will continue to have a nega-
tive effect on rents in terms of both price and
turnover.

Larger Size Brings National Tenants
Population growth rate, the City's size, and
increasing affluence are bringing new retailers
and restaurants to Bryan/College Station.
Preferred locations are on south Texas Avenue
and along the Highway 6 bypass.

Economy Strength
Locally based retailers and restaurants, many of
them unique to the area, seem to be doing well
in spite of a statewide recession.  This could be
in part due to the status of some commercial
establishments as local cultural icons. 
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BACKGROUND: COMPONENTS OF A GOOD MAINSTREET ENVIRONMENT

1. Retail follows fashion, and fashion changes fre-

quently.  Shoppers will not believe a store has fash-

ionable, new clothing on the inside if it is outdated

and worn on the outside.

2. The downtown setting does not necessarily need

large retail department stores to serve as anchors.

Many other attractions can function in the same way

as department stores to be a regional draw for shop-

pers.  These include line theatres, movie theatres, art

and convention centers, and farmers' markets.

3. Most importantly, every retail district must have

one main shopping path.

4. Every shopping district should also have a main

intersection, approximately halfway along its length,

to allow people to orient themselves.  This intersec-

tion should have an interesting focal point that

draws people toward the middle of downtown.  Often

a strong vertical element aids in this task.  Most

downtowns have such dramatic landmarks that can,

with imagination, be integrated into a total retail

strategy.  This area is equivalent to the main court of

a shopping mall.  Here, we should find an informa-

tion booth, a play area for children, stroller rental,

and signage leading to other shops.  Views from

three or four directions must possess strong visual

interest to pull shoppers by stores along each direc-

tion.

5. A major impediment to the smooth circulation of

shoppers through a retail district is the "dead" space

of empty storefronts or non-retail storefronts like

offices or branches of a bank.  A frontage of 30 feet

without retail is often enough to cause shoppers to

stop in their tracks and turn around.

Retail Anchor

Primary Retail

Secondary Retail

Public Space for Orientation

The following are excerpts from an
article written by Robert Gibbs, a
nationally authority on retailing.  The
full article is available in the appendix
of this report.

University Ave.

Church St.

Co
lle

ge
 M

ain

Retail Diagram



NORTHGATE REDEVELOPMENT IMPLEMENTATION PLAN

15

BACKGROUND: COMPONENTS OF A GOOD MAINSTREET ENVIRONMENT

13.  Downtowns cannot continue to simply tear up

old lots and expect users to find somewhere else to

park.  They won't.  Many of these shoppers will

never come back.  High profile, intensive efforts must

accompany any change in parking locations.  Clean

and safe can never be overdone in retail, especially

with parking, which tends to be the most intimidat-

ing part of the shopping experience.  Sidewalks

should be steam cleaned daily.  Parking lots should

be cleaned daily, resurfaced or repaved regularly,

and feature good lighting and attractive landscap-

ing.  Security must be visible at all times.

14.  Street lights should be simple rather than ornate

and their placement must not obstruct storefronts.

15.  All stores in a downtown retail district should

have the same hours and days of operation.  Never let

one tenant close while the others remain open.

Sunday hours should also be strongly encouraged

and all stores should have their hours of operation

clearly posted.    Today's time-stressed, two-income

families can't afford and won't tolerate hit-or-miss

shopping.  They shop at malls or strip centers as

multiple errand destinations because they know that

all stores will be open.

6. It should feature stores that thrive on impulse

buying, like shoe stores, fashion stores, and toy

stores.  In contrast, destination shops should be at

the end of shopping avenues.

7. If possible, restaurants should be carefully located

to encourage movement past storefronts. 

8. Service stops should be at the outer edges of down-

town shopping districts.  Examples include barber

shops, shoe repair shops, bakeries, and dry cleaners.

9. Sidewalk and pedestrian mall paving, benches and

trees are all important elements of the downtown

shopping experience.  But they can have an extreme-

ly negative impact on shoppers if not done properly.

Contrary to many current projects and ideas, these

treatments need not and should not be ornate or

overly expensive.

10. Surface parking must be plentiful, secure, close

to shopping, and free or inexpensive.  Employees

must be encouraged to park in the more distant

spots, through enforcement with employee parking

stickers or a shuttle system during peak shopping

times.

11.  When possible, reinstall diagonal parking so

shoppers know they can have a good chance of find-

ing a parking space.  While driving down Main

Street, shoppers will view storefronts and window

displays and begin their retail decisions.  With mod-

ern merchandising, many purchasing decisions are

actually made before the customer ever crosses the

threshold of a store.

12.  We are creatures of habit.  People turn to the

same parking spot again and again.
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COLLEGE STATION TRANSPORTATION MODES

Due to the proximity to Texas A&M's main

campus the district has an above average use of

bikes and more pedestrians than College Station

in general. This section explores the various

ways of moving around the district and around

town.

Biking distances are indicated in green and

show how far one can bike from Northgate in

five to ten minutes.  Most areas of the campus

are accessible within an easy ten minute bike

ride from Northgate. 

Automobile travel times are indicated in

orange; five minute, ten minute, and fifteen

minute drives are measured from Northgate.

What this diagram shows is that one can drive

virtually anywhere in College Station or Bryan

in less than one half an hour, and less then fif-

teen minutes from Northgate.  All suburban

commercial and retail development is sur-

rounded with ample parking, thus making

retail destinations convenient to drivers.  These

same factors generate a low-density building

environment, discourage walking, and decrease

the efficiency and interest in public transit.

Northgate, on the other hand, is quite walkable.

As the diagram indicates one can get from any

origin in Northgate to any destination in five to

seven minutes.
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DISTRICT DENSITY

There is little urban fabric in College Station.

Low-density land use patterns dominate the

city which include small lot developments inter-

spersed with large institutions.  However,

Northgate is still the most mixed-use neighbor-

hoods in Bryan/College Station.  Keeping in

mind the goal of developing the Northgate dis-

trict into a dense, mixed-use neighborhood, one

must realize that Northgate never was a truly

urban neighborhood.  This figure ground draw-

ing reveals the low-density development pat-

tern of the district. 

Most of the district is developed in the form of

single or two-story buildings on individual lots.

There is very little vertical mixed-use develop-

ment and the over all density is quite suburban.

The exceptions to this pattern are mostly large

institutional users and the recent construction of

Traditions dormitory.
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LAND USE

Observing that Northgate is mostly a residential

district with commercial and mixed-uses along

the two blocks west of University generally

summarizes the district land-use.  However,

there are two important points to notice that this

map illuminates.  First, the light green color rep-

resents vacant land (much fallow land remains

available for development)  Second, the purple

and red represent religious and commercial

land uses (commercial and religious land use

are similar in area)  This underscores the signif-

icance of the institutional owners in the district

and their ability to influence land use patterns.

Civic/ Local Government
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Duplex

General Retail

Multi-Family

Office

Parkland, Greenways
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INFRASTRUCTURE & CONSTRAINTS

Northgate maintains the oldest infrastructure in
College Station.  At the moment the infrastruc-
ture does not meet existing demand and is
unsuitable for proposed densification.
Furthermore, if Northgate is to progress with
denser development, the ROW to provide
improved infrastructure will need to be deter-
mined and acquired.

In residential areas, the city should negotiate
rear lot utility easements in exchange for
upgraded services to the owners.  To this would
prepare the area for redevelopment.  Along
streets with rights-of way which are too narrow
to accommodate streetscape improvements, the
city should pay for, and construct improve-
ments in exchange for streetscape easements
granted by the property owners.

The topography in the area is generally flat and
presents no significant obstacles to develop-
ment, but a dry creek bed runs along the Bryan
City boundary that is a FEMA 100-year flood
plain zone.  The risk of flood hampers develop-
ment and the opportunity to reconfigure streets
and lots in this area.  The drainage ditch should
be re-engineered and rebuilt to provide a
regional detention basin for the district.  Those
projects that have been required to provide on
site detention should be allowed to redevelop
their sites once this regional detention facility is
in place.  New utility mains and services lines
could be routed down access easements at the
rear of the existing properties.

Where the 100-year floodplain intrudes into the
district near College Main channelization of the
creek should be pursued to free up adjacent
land for neighborhood park development.

Electric service will likely need upgrading as
well.  An overall demand analysis should be
performed to assess the excess capacity in the
district.

1

2

4

6
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16

NG Sewer Manholes

NG Sewer Lines

Water Mainsize 
Diameter (inches)
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BUILDING CONDITIONS

Condition judgments were made based on two
windshield surveys in September and August
of 2002.  Structures were assigned to categories
on a subjective basis intended to show general
conditions.  This information can only be used
to make generalizations for groups of struc-
tures.  These judgments do not represent official
inspection results of the College Station
Building Department, Development Services, or
Economic Development.

New / Nearly New: Structures constructed in

the last 5 to 10 years, or structures which have

undergone major renovation so as to warrant

nearly "new" status.

Well Maintained: May include aged struc-
tures that have been maintained or renovated,
repaired to prevent minor structural problems.

Aged/Poorly Maintained: Structures that
are relatively old for the Northgate area and
have minor structural or maintenance prob-
lems.

Candidate For Removal: May include
structures that have major structural or mainte-
nance problems.  This may also include struc-
tures that demonstrate some physical problems
in addition to inconsistent structural design or
type.

When combined with the vacant land invento-
ry, this assessment supports the case for signifi-
cant redevelopment over the next several years.

New/ Nearly New

Well Maintained

Aged/ Poorly Maintained

Candidate for Removal
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ZONING

have at least one floor of residential above. No
drive-through uses are allowed.

"Encourages work/live/studio arrangements.
Focus on ensuring a 'residential' appearance
(limits to commercial facades, windows on side
property lines)."

District Bulk Restrictions:
No minimum lot size, dimension, or setback.

Maximum front/side setback of 10'

Minimum 2 stories. Maximum 5 stories.

“This section encourages much denser develop-

ment than existing, more urban setback condi-

tions, and infill activity (no minimums). No sin-

gle story structures allowed..”

These zoning subdistricts should be accompanied by an
overall district Regulating Plan and Development Code to
promote urban form.  Such a plan and code would clarify for
all the vision for district and provide a means to guide and
regulate future development. Refer to the Implementation
Tactics for further discussion.

The following prescriptive zoning is in place,
dividing Northgate into three zoning sub-dis-
tricts: Historic Northgate NG-1, Commercial
Northgate NG-2, and Residential Northgate
NG-3.  The three districts are loosely described
below with the zoning intentions in quotes.

NG-1
Historic Northgate:
Mostly retail, entertainment, commercial and
residential uses. Differentiated from other sub-
districts by a ban on motel/hotel, large retail
(over 7500sf), shopping centers, medical/insti-
tutional, and drive-in restaurants.

"Flexible zone overall, compatible with ‘Village’
concept desired for this area (assume area of
Northgate nearest to University Drive).
Promotes a denser, more pedestrian scale of
mixed-use area than exists."

NG-2
Commercial Northgate:
Allows for many drive-in activities, hotel,
motel, large retail and shopping centers.

"Significantly omits many of the small shops,
studios, galleries, and incubator type retail
included in the historic district allowing a much
more auto-oriented type of development."

NG-3
Residential Northgate:
Specifically allows apartments, convalescent
homes, dorms, boarding houses and town-
homes. Commercial uses are limited to 30% of
total square feet, to first floor only, and must

NG-3

NG-2

NG-1



Vacant land in Northgate provides the easiest

and most immediate opportunities for develop-

ment. Large parcels, such as the University's

cleared Brazos duplexes blocks, could be a cat-

alytic project for the district if built in the spirit

of the master plan's goals.

It is imperative that more of Northgate does not

become large parking lots for institutions or

any other use.  Parking lots kill the street

frontage vitality.  Parking is unavoidable, but

the street edges must be left to buildings and

parking located in less prominent locations.  In

this way, streets will be given active frontage

that encourage pedestrian activity.

This point is so critical to the success of the dis-

trict, that the city, other development agencies,

and existing parking lot land owners need to

engage in a process of land reclamation which

would convert existing parking lots to higher

uses.  This would not require eliminating all

current parking spaces, but could veneer park-

ing lots fronting important streets with com-

mercial and residential structures leaving park-

ing behind the buildings.

Institutional owners who have developed large

parking lots in key areas along Church Street

should be encouraged to develop buildings

along the street edges of these lots.  These build-

ings should contain uses of the type that can

share the parking which is already in place.
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Under-utilized Sites

Undeveloped Sites
Open or fallow land in the district.

Land which supports a regular use.  The use may not contribute to

the overall vision for the district; or the use may be compatible with

the district but needs to densify in order to help fulfill the district

vision.
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Most of College Station is developed as one to

three story building of inexpensive techniques.

Most of the retail stock is national or regional

franchises.  The typical site development pat-

tern is a building set behind a parking lot which

is sized to serve that building only.  This pattern

encourages driving from destination to destina-

tion.
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Northgate is composed of a mixture of old

‘downtown’ type structures and small single

family houses and rental apartments.  Most

structures are one to two stories.  Most of the

buildings on College Main and University

Boulevard are placed on the front of the lot near

the  street which gives the district a more pedes-

trian friendly character.  This “human scale”

character coupled with reasonable walking dis-

tances and shaded sidewalks make Northgate

feel like a ‘small town.’
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NORTHGATE CHARACTER CONTEXTUAL OBSERVATION: A STUDY OF OPPOSITES

Diverse, international population with urban

feel.

Pedestrians, bike and auto mix with parking

clusters.

Walking is pleasant and distances are manage-

able.

Students and student services dominate.

Mass transit is a common mode of transport.

Land uses are intermingled and intimate.

Rents are generally below market rates.

Land is scarce and expensive.

Homogenous population with small town feel.

Auto-centric, short drive time with ample near-

by parking.

Walking is not encouraged in physical environ-

ment and distances are too great.

Students and student services are mixed with

local residents.

Transit is a rare opportunity.  Land uses are dis-

tinctly separated, often by physical barriers

such as fences.

Rents are at market rate.

Land is plentiful and cheap.

COLLEGE STATION NORTHGATE
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Land Design Studio began by having several
interviews with stakeholders in the district. The
stakeholders included property owners, public
officials from Bryan and College Station, staff,
faculty, and students from A&M University,
and business operators. Student groups repre-
sented undergraduates, graduates, and interna-
tional students. Also consulted were the Brazos
Transit Authority, district churches, the Parks
Board, the 4B Board, Planning and Zoning
Commission, City Council, and TxDot. 

Centro Development of Austin conducted mar-
ket supply and demand analysis for rental and
for sale properties, interviewed stakeholders
and informed the design process as an experi-
enced private sector developer.

Branson Research Associates provided market
assessments of Bryan/ College Station includ-
ing demographics and job growth, as well as
assessing the housing, retail, office, and enter-
tainment alternatives.

The Celero Group is an economic development
consulting firm based in Austin, Texas. Celero
provides business development solutions to
public sector organizations and private sector
businesses.

This information was sorted into several cate-
gories including transportation, environmental,
real estate development, political concerns,
design issues, and economic & market influ-
ences.  The stakeholder data gleaned from each
group was then distilled into common issues
and restated as "big ideas" that began to influ-
ence the solutions.
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DIVERGENCE: BIG IDEAS

When consulting with the various stakeholders,
recurring ideas began to organize themselves
into consistent themes.  These “Big Ideas” are in
effect a summary of the strengths, weaknesses,
opportunities, and threats survey that Land
Design Studio uncovered with all the stake-
holders. Some of these are very specific sugges-
tions about projects that might be done, and
some are ideas that are less tangible but could
be weaved into all the new development and
redevelopment in the district.

1. Create a Sense Of Place
Strive to deliver a pedestrian district of mixed-uses that beckons one to linger and return. 

2. Remember Affordability
A portion of Northgate's housing, entertainment, and restaurants need to remain afford-
able to students.

3. Mixed Income Housing 
As the district develops more housing diversity, reasonably priced housing should remain to

sustain the cultural diversity of the place.

People Place

Entertainment District

NEW DEVELOPMENT 
SHOULD APPEAL TO MANY MARKETS…

4. Add More Varied Entertainment Venues
Northgate needs more destination venues such as a theatre or cinema, lounge or piano bar,

hang-out joints, themed restaurants, etc. These venues should attract families as well as the

university crowd.

5. Extend Entertainment Venue Hours
Extending operating hours will encourage patronage of Northgate venues and improve the

viability of new businesses.

6. Expand Music as a Theme for Northgate
The "Live From Northgate" show provides an immediate catalytic opportunity. Give it a per-

manent and landmark venue and use it as an anchor for additional performing arts.

CREATE A MULTI-FACETED 
ENTERTAINMENT DISTRICT…
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DIVERGENCE: BIG IDEAS

7. Create Management District
Form a non-profit group funded by tiered property assessments to manage event program-

ming, graffiti removal, litter control, common area maintenance, etc. Initial set-up and first

year funding should be underwritten by the City of College Station.

8. Parking Management 
The management entity should formulate rules and manage all of the Northgate parking. A

district staff person should be a liaison between all interested parties and will have to win

the respect and trust of all.

Parking Management

Connect to TAMU

CREATE DISTRICT COHESION

9. Connect TAMU to Northgate
University Blvd. is not pedestrian friendly and intimidating, non-pedestrian friendly barrier

to cross. Work with TxDOT and the University to formulate a plan which converts

University into a mixed-use, mixed-mode Boulevard.

10. Transportation Node
Create a Transportation Node near the municipal parking garage for College Station, Bryan

and Northgate to serve as a hub for all modes of transportation between the district, Bryan,

TAMU, and College Station.

IMPROVE CONNECTIVITY
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DIVERGENCE: BIG IDEAS

11. Infrastructure Requirements
The existing utility infrastructure is not adequate to support the proposed infill and devel-
opment projects. In addition, the city does not own the necessary Right-of-Ways to con-
struct or update the required infrastructure. Address this issue by requiring new projects to
provide easements and creative swaps of services for easements in redevelopment areas.

12. Alleys
Alleys allow residents to park vehicles off the street behind buildings and would provide
the city with a solution to the required easements to upgrade the utility infrastructure.
New alleys will likely be configured as access/utility easements providing a win/win solu-
tion for the public and private sectors.

Alleys

Corner Grocery

UPGRADE INFRASTRUCTURE

13. Bike/ Foot Patrols
Evening foot/bike patrols would increase the perceived security of the district. These
might be district "Rangers" rather than City police.

14. Grocer
Incorporate a grocer to stay in the district for fresh produce and groceries. The district
would benefit greatly from a retail anchor, such as a grocery store. An anchor located on
the east end of Church would help invigorate retailing westward along Church. 

INCREASE AMENITIES
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This Implementation Plan attempts to break down

what is a very complex and daunting task into its
essential components. These strategies relate back to
and support the overall Goal, ie. “To re-invent
Northgate as a preferred mixed -use destination in
the Bryan/College Station region.”  To accomplish
any goal it is important to develop supporting strate-

gies and tactics.  For purposes of the plan we will uti-
lize the following definitions:

Goal = the end toward which effort is directed.

Strategy = a cleverly and carefully devised plan(s) or

method(s) for gaining an end.

Tactics = limited and detailed actions or means car-
ried out to accomplish a larger purpose.

The matrix at left summarizes the Strategies and

Tactics which will be discussed in detail in the
remainder of this Plan.

Increase residential density and housing diversity including for sale and for rent townhouses, condos, lofts, sideyard houses,
vertical duplexes and work/live units.
Tactic. Construct a "Live from Northgate" pavilion in place of community dumpsters.

Tactic. Pursue a work/live project on City land on Wellborn. This is an immediate opportunity to take advantage of the positive effects of the restaurants on the west end of Church Street.

Tactic. Partner with TAMU to build an urban village on the Brazos Duplex site which embodies mixed-use, mixed income, and mixed housing types combined with neighborhood retail. 

Tactic. Land recycling or reclamation should be pursued by increasing the density of uses in the district with each new project.  Density bonuses and infrastructure upgrades should be awarded to those

land owners who pursue redevelopment that meets the district’s goals.

Tactic. Block Infill with Multiple Land Owners.When multiple landowners are involved in one block the syndication of properties is called for.  This method would roll up the individual owners into a 

limited partnership that would then pursue common redevelopment and property management.

Tactic. Block Infill with City Sponsorship. Where the City already owns land, it could become the sponsor of redevelopment in the area through a redevelopment authority.

Tactic. Organize an Entity to Facilitate 1031 Exchanges & Land Swaps. This could become a function of the district management entity. 

Create significant Public Spaces and enhance the Public Realm on Key Streets.
Tactic. Pursue University Boulevard calming with TxDOT and TAMU.

Tactic. To encourage and guide redevelopment of the district an overall Regulating Plan and Development Code should be adopted.  This plan and code should clearly illustrate the vision, prescribe spe

cific uses, physical form, and design character of each component of the plan.

Tactic. Establish a District Management Coalition; and coalesce all common district functions.

Tactic. Channelize the creek between Boyette and the Bryan city limits.  Purchase adjacent vacant lots and develop the reclaimed land as a neighborhood park.

Enhance existing, and create new linkages, especially along Church Street.
Tactic. Pursue the infill project at the northeast and northwest corners of Church and First Streets.

Tactic. Replace metered parking on most streets, particularly those that are catering to quick turnover retailing.

Tactic. Promote retail projects at the corner of Boyette and Patricia to strengthen and anchor the promenade on the southwest corner of the existing parking lot.

Tactic. Retrofit the  garage with a more user friendly exit payment sequence and sell the garage to the Brazos Transit Authority

Tactic. Continue Church Street Enhancements.  The realignment of the east end of Church Street should be pursued along with construction of the streetscape improvements.

Create an Anchor on the East End of The District.
Tactic. Block Infill with One Major Land Owner. This represents the least complex opportunities to reinvent the residential density and quality in the district 

Tactic. The Mud lot represents a significant infill opportunity on the east end of Church Street to establish a pedestrian oriented mixed-use destination.

Tactic. Develop Anchor Tenant Action Plan. The city should engage the owners of Albertson's to retrofit  the building as a District anchor by offering low interest loans and infrastructure upgrades such

as the realignment of Church Street.

Development Strategy 1.

Development Strategy 4.

Development Strategy 3.

Development Strategy 2.
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EXISTING CONTEXT

The drawing to the left is a diagram that

schematically illustrates existing elements and

conditions of Northgate.  The drawing is a base

to help demonstrate on the following pages the

goals and intentions of this implementation

plan.

Pedestrian Routes

City Boundary

Secondary Streets

Primary Streets
Rail Road

Bus Route

Alley

5 and 10 minute. Walk Circles

Flood Plain

Existing Public Space
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DEVELOPMENT STRATEGY

1. Increase Residential Density and
Housing Type Diversity including
for sale and for rent townhouse,
condos, lofts and sideyards 
houses and vertical duplexes.

2. Create Significant Public Spaces
and Enhance the Public Realm on
Key Streets

3. Enhance Existing and Create 
New Linkages, especially along 
Church Street

4. Create an Anchor User on the 
East End of The District

1.  Increase Residential Density & Diversity

2.  Create Public Space and Enhance the Public Realm

3.  Enhance Existing and Create New Linkages

4.  Develop an East End Anchor

Pedestrian Routes

City Boundary

Secondary Streets

Primary Streets
Rail Road

Bus Route

Alley

5 and 10 minute. Walk Circles

Flood Plain

The existing anchor created by the existent entertainment venues generally

around Boyette, College Main, University Blvd. and Church Streets need an

opposing anchor on the east end of the district. This will set up Church Street to

be a significant link between the two areas.

The district will be defined by its memorable destinations, (such as Church

Street which becomes the premier retail street in Bryan and College Station)

which should be identified, strengthened, and linked with obvious, pleasant, and

compelling routes.

Significant opportunity exists to redevelop land in the northern areas of the dis-

trict with housing that adds diversity in terms of rental vs. ownership, family,

grad student housing, and faculty and staff housing.  These should include both

attached and detached building forms.

The district would benefit from a significant public gathering space such as a

square or plaza to serve as an anchor in which there is a sense of collective civic

ownership.  Additionally, key streets including Church, University, College

Main, and Nagle should be brought up to a ‘pedestrian seductive’ quality.  To

become ‘pedestrian seductive’ they must be places where people want to be, not

just places where people feel safe.

5. Resultant:
Stronger District Identity

The district identity is fragile in that it is

dominated by student services and 

entertainment.  The District should 

pursue a multi-generational, mixed 

income “creative village” identity [To 

encourage family relocation to the area.]

Opportunities for a K-12 Magnet school 

should be identified.  This could 

become an international public 

academy as a supplement to the College

Station Independent School District. 
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BUILDING THE VISION

1.  Pedestrian/Work-Live Infill 2.  Anchor Tenant 3.  Church Street as an ‘A’ Street

1.  Encourage infill of vacant residential sites to
create a higher density and improve cohesion of
the district.  Individual residential sites might
be infilled as indicated. Also develop the
University's Brazos land as an urban village.
Reduce the flood plain by channelizing the
creek in the north end of the district to create an
opportunity for a neighborhood park. 

2.  Redevelop the vacant Albertson’s land and
building with an Anchor Tenant. The use could
be Commercial, Educational, Cultural, or a
combination. This will add a new energy to the
district pulling more people along the Church
Street corridor.

3.  Develop Church Street as an 'A' Street to link
the new “Green Public Gathering Space” and
the redeveloped Albertson's Anchor Tenant. An
‘A’ street is a primary retail or work/ live zone
along with mixed commercial infill. The goal
here is to create a pedestrian oriented zone
along Church Street connecting the two nodes
of activity on the east and west ends.  Continue
Church Street through to College Avenue. 

4.  Encourage infill in the District with key
mixed-use sites. Exploit the opportunity along
Church Street to create ground floor retail with
mixed-uses above.

5.  Create a green, public and gathering space in
existing parking lot.

6.  Enhance linkages. Make improvements to
University Drive by adding bulb-outs at cor-
ners, reducing lane widths, adding medians,
widening sidewalks, lowering the speed limit
and tree-lining the streets. Add trees along
Church Street and Boyette.  Add trees along
Nagle and College Main to improve pedestrian
linkage between new developments and
TAMU. Consider transportation links to
University through Campus Shuttle to Bryan
and other destination points in College Station
through a District Shuttle.

4.  Key Commercial Infill 5.  Public Open Space/ Gathering Space 6.  University and District Linkages and 
Tree-lined streets 

Residential Infill

Work/ Live Infill

Anchor Tenant

Commercial Infill

“A” Street Urban Design

Traffic/ Street Redirection

Key Store Frontage

District Trolley
University Shuttle

Tree Lined Streets

New Public Space
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To implement the Northgate vision will require

years of hard work focused on tactical steps

which accomplish the strategies outlined previ-

ously. Recognizing the complexity and difficul-

ty of this task, this chapter attempts to extract

key projects and ideas that individually con-

tribute to the realization of the master plan.

These projects are classified as immediate or

short term, ongoing, and long range tactics.

Short term tactics are immediately available to

undertake and should be accomplished over the

next three to five years. "Ongoing" indicates

endeavors that should be pursued immediately

and for the foreseeable future as opportunities

present themselves.  Long range steps are

developments that will depend on the immedi-

ate and short term district changes to promote

their fulfillment. 

Clearly the most complex issue in the district is

land assembly. Redevelopment will be, at best,

spotty and slow without an aggressive policy

that involves the City in land assembly. The fol-

lowing ongoing tactics should be employed to

aid the private sector in this endeavor. The

structure behind each idea will need advice

from the city attorney and others to creatively

deploy these tactics. 

1.  Establish the revolving loan program with a

group of local lenders as detailed in the last

chapter with seed money of at least $500,000.

2.  Purchase key properties and resell them to

developers to accomplish projects that re-

enforce the district vision.  Subsidize each re-

sale as necessary to ensure project feasibility.
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On-Going Tactic:  Consider today and continually build upon.

Short Term Tactic:  1-5 year turnaround.

Long Range Tactic:  More than 5 year time frame to achieve.

3.  Establish a redevelopment authority or uti-

lize an existing one, to take temporary title to

infill properties.  Redevelop those properties

according to the district plan and transfer title

back to the original owner.  During the redevel-

opment period (no longer than 18 months)  sub-

sidize the profit of the properties’ owner to

make the redevelopment program acceptable to

non-resident owners.

4.  Establish a property development consor-

tium to purchase multiple contiguous proper-

ties and syndicate the ownership of all previous

individual owners after redevelopment the con-

sortium would lease and manage the property,

treating the former individual owners as limit-

ed partners. 

If steps one thru four above are not successful,

use the city’s power of eminent domain to

acquire property.  Caution will need to be exer-

cised in this option to establish a 'public pur-

pose' prior to the condemnation. 



The next steps to be taken toward fulfilling this
vision include:

1. Construct a "Live from Northgate" pavilion in
place of community dumpsters.

2. Replace metered parking on most streets, particu-
larly those that are catering to quick turnover retail-
ing.  This would not affect already existing bike
lanes.

3. Pursue a work/live project on City land on
Wellborn. This is an immediate opportunity to take
advantage of the positive effects of the restaurants
on the west end of Church Street.

4. Pursue the infill project at the northeast and
northwest corners of Church and First Streets.

5. Promote retail projects at the corner of Boyette
and Patricia to strengthen and anchor the prome-
nade on the southwest corner of the existing parking
lot.

6. Pursue University Boulevard calming with
TxDOT and TAMU.

7. Establish a District Management Coalition; and
coalesce all common district functions.

8. Retrofit the  garage with a more user friendly exit
payment sequence and sell the garage to the Brazos
Transit Authority

9. Partner with TAMU to build an urban village on
the Brazos Duplex site which embodies mixed-use,
mixed income, and mixed housing types combined
with neighborhood retail.  Refer to page 45 for more
details.

10. Land recycling or reclamation should be pursued
by increasing the density of uses in the district with
each new project.  Density bonuses and infrastruc-
ture upgrades should be awarded to those land own-
ers who pursue redevelopment that meets the dis-
trict’s goals.

11. To encourage and guide redevelopment of the
district an overall Regulating Plan and Development
Code should be adopted.  This plan and code should
clearly illustrate the vision, prescribe specific uses,
physical form, and design character of each compo-
nent of the plan.

12. The Mud lot represents a significant infill oppor-
tunity on the east end of Church Street to establish a
pedestrian oriented mixed-use destination.
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1.  Live From Northgate Pavilion

8. Retrofit Garage with a User Friendly Exit
Payment Sequence

7.  Form a Northgate Management District

4.  Champion Work/Live Infill 
at Church and First Streets

5.  Develop Retail Project at Boyette and Patricia 6.  Pursue University Drive Calming Projects

3.  Develop Work/Live Project on Wellborn Ave.2.  Replace Convenient Parking on All Streets

9.  Partner with TAMU to Build an Urban Village
on Brazos Site

10.  Encourage Higher Density 11.  Adopt a Regulation Plan 12.  Mixed-use Infill on the Mud Lot



A significant opportunity exists to exploit music
as a theme or tradition for Northgate.  The "Live
From Northgate" radio show that broadcasts
from behind Dudley's and the Dixie Chicken
emanates throughout the state to over twenty
plus radio stations.  The show in these cities is
more popular in College Station.  An activity
with such regular publicity and draw should be
exploited and celebrated.  At the moment, the
show and its guest bands set up between the
public promenade and Dudley's back porch.
The show could become more significant with a
permanent home and this increased notoriety
should equate to more interest in and notice of
Northgate.   An open-air pavilion could estab-
lish the show and strengthen the district's pres-
ence.

Illustrations

1.  Aerial view looking over the parking

through the public promenade to the back of

several popular eating establishments.

Community dumpsters are on the left.

2.  Artist's tilt-up rendering of the existing con-

ditions.

3.  Same area illustrating the addition of the

pavilion.

4.  Same area created into a public green or

square, anchored on the west end by new retail

development.
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Conceptual illustration of the constructed pavilion.

1

2

3

4

Pavilion

Public Green

Pavilion

Traditions Dorm

Traditions Dorm

Traditions Dorm

Retail
Development

Re-establish a vehicular
connection at this point



Parking in the district should be thought of as a

common utility, just as water or sewer service,

to serve all patrons, residents, and land-owners.

One must therefore create a clear and aggres-

sive parking management policy under the pro-

posed Northgate Management District which

would combine all district parking under one

entity.  Whether it's the public garage, the on-

street parking, church parking or private park-

ing lots, parking must be organized as a whole,

with usage access and hours made clear. This

includes not only meeting the specific time

demands of group like churches, but also the

off-street versus on-street parking, and paid

versus free parking.  Parking was the issue that

stakeholders most repeatedly expressed frustra-

tions and concern about.  However, a real lack

of parking in the district seems not to be the

issue as much as the need for carefully coordi-

nated parking management.

Stakeholders also mentioned the need for a

more user-friendly exiting sequence. It was

pointed out that it is very difficult to get out of

the garage after a major event due to the

method of payment.  This delay causes people

to avoid the garage rather than use it regularly. 
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At present University Drive is an intimidating,

unfriendly barrier to pedestrians.  Reworking

the lane arrangement would: 

1.  Slow the speed of thru traffic allowing motorists to be
more aware of both pedestrians and retail outlets in the cor-
ridor.

2.  Lessen the crossing distance for pedestrians and provide
a center median for refuge. 

3.  Visually improve the corridor adding to the image of both
College Station and TAMU.

4. Provide opportunities and identify Northgate entry
points.

Two key ideas could achieve this end.  First the

drive could be maintained as six lanes with a

median separating the directions; the median

would be continuously landscaped throughout

the length of the district.   In addition, narrow-

ing the College Main and University Drive

existing lanes by a foot each and allocating the

space to the boulevard's north edge where the

existing sidewalk widths are deficient would

contribute to making University Drive a more

pedestrian oriented urban boulevard.  This

would deliver between six to eight feet of side-

walk width which would enhance the retailer

visibility and create pedestrian-queuing areas at

the corners of the major north/south streets that

connect the campus.  TAMU should be

approached to allow the roadway to expand

along the south curb line enough to widen the

center median by an additional ten feet.  This

would allow room for a pedestrian refuge in the

median.
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College Main and University Drive intersection after road enhancements and traffic calming

1.

2.

3.

Illustrations
1.  College Main and University Drive intersection
existing.

2.  College Main and University Drive intersection
plan showing traffic calming and road enhance-
ments.

3.  University Drive plan showing traffic calming
road enhancements including street trees, parallel
parking,  islands,  and new A&M structures pro-
posed by the university master planners.

University Drive
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SHORT TERM TACTICS HIGHLIGHT: UNIVERSITY DRIVE TRAFFIC CALMING

These computer renderings show the positive

affect that could be achieved by modifying the

University Drive corridor in the following man-

ner:

1.  Widening the pedestrian sidewalks.

2.  Introducing street trees along the corridor

length and sidewalk bulb-outs in to accommo-

date them where parallel parking is present.

3. Constructing a planting median offering

pedestrians a half-way safety zone when cross-

ing.

After road and site improvements

Existing Conditions
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SHORT TERM TACTICS HIGHLIGHT: MANAGEMENT DISTRICT

Create a management district or a Public

Improvement District which is a “not-for-prof-

it” entity funded by a tiered property assess-

ment.  The purpose of this entity is to manage

the safety, programming, and advertising for

the members.  Typically, in such a district,

smaller retailers and restaurants cannot afford

aggressive advertising and promotion on their

own.  However, with a management district

authority in place, all business entities in a dis-

trict pay into a fund that would finance a dis-

trict manager and staff.  This staff and the col-

lected funds not only promote the district at

large but also deal with common neighbor-

hood-wide problems like graffiti removal, litter

management, and parking management. This

commercially oriented district should have a

parallel organization to deal with homeowner

issues.

*

* would require new legislation/ordinances



The on-going steps which should be taken

toward fulfilling this vision include:

1.  Block Infill with One Major Land Owner.
This represents the least complex opportunities
to reinvent the residential density and quality in
the district 

2.  Block Infill with Multiple Land Owners.
When multiple landowners are involved in one
block the syndication of properties is called for.
This method would roll up the individual own-
ers into a limited partnership that would then
pursue common redevelopment and property
management.

3.  Block Infill with City Sponsorship. Where the
City already owns land, it could become the
sponsor of redevelopment in the area through a
redevelopment authority.

4.  Organize an Entity to Facilitate 1031
Exchanges & Land Swaps. This could become a
function of the district management entity. 

5.  Continue Church Street Enhancements.  The
realignment of the east end of Church Street
should be pursued along with construction of
the streetscape improvements.

6.  Develop Anchor Tenant Action Plan. The city
should engage the owners of Albertson's to
retrofit  the building as a District anchor by
offering low interest loans and infrastructure
upgrades such as the realignment of Church
Street.

7. Channelize the creek between Boyette and
the Bryan city limits.  Purchase adjacent vacant
lots and develop the reclaimed land as a neigh-
borhood park.
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5.  Continue Church Street Enhancements

3.  Block Infill with City Sponsorship

4.  Organize an Entity to Facilitate 1031 Exchanges & Land Swaps

2.  Block Infill with Multiple Land Owners1.  Block Infill with One Major Land Owner

6.  Develop Anchor Tenant Action Plan

7.  Channelization of Creek and Creation of Neighborhood Park

Neighborhood Park

Neighborhood Park

Channelization



Exploit the redevelopment and new develop-

ment opportunities that exist.  Pursue infill proj-

ects where there are significant parcels of land

owned by one entity or where one owner holds

the majority of a block.  These redevelopment

opportunities could radically change the form

of the block and provide immediate models for

more diverse blocks of ownership.

One such site is the property owned by A&M

University that is currently vacant and subject

to immediate redevelopment. The block west of

the Brazos Duplex land where one owner owns

the majority of the homes could be developed in

tandem with A&M's property. Another such

site is the City land that fronts Wellborn on the

west end of the district. The pocket park indi-

cated should be considered a public open space

developed in tandem with the residential proj-

ects.

Another opportunity is the Mud lot on Church

Street.  The site is important because of its key

location in the district.  When combined with

redevelopment of the vacant Albertson's store

to the east these two could form an exemplary

retail anchor
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Existing Brazos Site 

Brazos Site Infill Possibility 

parking

parking

parking

parking

parking

pocket park

townhouses

townhouses/ apts.

Side Yard Houses 

Side Yard House

Townhomes/ Apartments with Street Frontage

Townhomes/ Apartments with Street Frontage

sideyard
homes

sideyard
homes



Where multiple parties compose block owner-

ship, the city should encourage redevelopment

on a lot-by-lot basis by allowing property own-

ers to rebuild more densely.  In order to achieve

the urban goals for the district, all single-family

homes in the district should be encouraged to

have a garage apartment associated with the

property.  Residences that do not have ancillary

units (garage apartments) now should be

required to build them as owners redevelop.

This will help ensure affordability in the dis-

trict.

Residences in these redeveloped blocks should

be allowed to have home-occupation to encour-

age entrepreneurs to relocate in the district.

Illustrations

1.  Existing street edge of redevelopment study
block.

2.  Existing lot densified on study block with
three structures of multi-family units.

3.  Garage apartment infill with redeveloped,
rear-loaded, attached and detached single-fam-
ily homes.
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Complex Land Owner Cooperation (approx. 40 units)Simple Land Owner Cooperation (approx. 28 units)Existing Conditions (approx. 14 units)

1. 2. 3.
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Due to the amount of traffic that University

Drive carries, Church Street represents the next

best opportunity to develop a retail corridor

within the district.  This street would link the

already successful restaurants to the west with

the anchor project proposed to occupy the aban-

doned Albertson's site.

There has been a significant amount of

streetscape development from Wellborn to

College Main along the west end of Church

Street.  The City should continue these

streetscape improvements along the length of

Church Street.  Ordinances  must be put in place

to require that the majority of ground floor

space be developed as retail establishments.

Additionally, these ordinances should allow a

broad mix of uses over the ground floor retail,

including residential, office, research and devel-

opment, and more retail.  Restaurants, bistros,

and coffee shops should be encouraged by

allowing such establishments to serve alcoholic

beverages as a permitted use. These establish-

ments would be required to adhere to the

adopted statutes concerning proximity to

churches and schools and should be allowed to

serve during the hours allowed by state law.

Illustrations

Prototypical streetscapes that embody the
Northgate vision for the district and Church
Street.
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Church Street looking from Nagle toward the anchor develop near College Avenue.

Typical development code regulating the planning and build-out of ground floor retail, street widths, sidewalks,  building frontages, and parking.



Good architecture and design alone cannot

keep people interested in a locale.  It is the

human activities and events that give them rea-

son to travel or live there.  The street and build-

ing design will encourage people to meander,

but the human events, meaning the uses in

buildings such as dining, shopping, etc., will

make people want to stay longer and return to

Northgate.  The new tenants who comprise this

east end anchor must have strong public appeal

and understand the importance of their pres-

ence in the district.  The anchor's charisma is not

just their economic contribution, but also how

the buildings' orientations contribute to the

Northgate vision. 

The west end of the district with its “drive-in “

restaurants and bars has some draw, however,

the “auto-centric” nature of this retailing does

nothing for the pedestrian environment. The

east end is partially vacant and ripe for redevel-

opment.  If the district is going to expand its

appeal to market segments other than students,

then Northgate needs to become a destination

for College Station residents.  Through the

workshops and stakeholder interviews, three

strong possibilities for east end anchors arose.

A Cultural/Science Center, an education com-

plex, and a Cinema/Restaurant cluster.

NORTHGATE REDEVELOPMENT IMPLEMENTATION PLAN
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TAMU Education Complex

Cultural Science Center

Entertainment ClusterThe existing vacant tenant site.



As a community, the combined populations of

College Station and Bryan are exceeding

150,000 residents. Along with the physical

growth, people's expectations for their city are

expanding as well.  Presently there are few cul-

tural venus to partake of, and several stake-

holders suggested this site could provide an

opportunity where Northgate's identity and

College Station's cultural birth complimented

and might build on each other.

Funding for such a venture would be an

extraordinary undertaking and would require

cooperation of all regional players.
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Education is clearly the economic engine for the

region. At this point, the venus for most college

course activity is the conventional campus or

research park. Perhaps there is a market for a

third campus derivative, the "Think

Tank/Incubator". TAMU and the city should

co-op such a place which could cater to gradu-

ate students and budding entrepreneurs.  The

primary role of such an enterprise would be to

facilitate the creation and nurturing of new

business ventures.  It could literally be a place

live, work & grow your dream.
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The third opportunity is an entertainment

anchor.  This complex might be a grouping of

national and regional themed restaurants in

close proximity, plus a multi-screen cinema,

lounges, piano bars and hangouts for various

age groups. Family venus should be encour-

aged to add to the inter-generational attrac-

tions.

A fourth opportunity should be explored which

combines one, two, and three:

Entertainment
+

Culture
+

Education
=

Edutainment

Edutainment is the premise behind many new

ventures which co-locate these three venus

into a truly great multi-generational event.

Examples would be Herman Park in Houston

or the River Walk Center in San Antonio. 

NORTHGATE REDEVELOPMENT IMPLEMENTATION PLAN
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NORTHGATE REDEVELOPMENT IMPLEMENTATION PLAN
FINANCING VEHICLES

A multitude of financing vehicles are available

for Northgate redevelopment.  These range

from traditional methods like bank loans to

governmental sponsored approaches such as

economic development financing authorized

under Section 380 of Texas' Local Government

Code, to legislatively created special financing

districts. The following is a brief description of

several Northgate redevelopment financing

vehicles. The information contained in this

report should not be considered all inclusive.

There are a multitude of financing programs

and scenarios not included within these pages

because they do not merit further consideration.

Although not exhaustive this chapter discusses

options that may not have been considered pre-

viously.

Northgate Financial Situation:
There are approximately 383 individual properties within
Northgate. There are 261 separate properties identified with-
in the Land Design Studios planning map. The Land Design
Studio planning map shows a total assessed value for the
property within Northgate is $75,817,380. A significant num-
ber of properties are owned by governmental or nonprofit
entities.
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ASSESSED PROPERTY VALUES

$0 - $10,000
$10,000 - $20,000
$20,000 - $30,000
$30,000 - $40,000
$40,000 - $50,000
$50,000 - $60,000
$60,000 - $70,000
$70,000 - $80,000
$80,000 - $90,000
$90,000 - $100,000
$100,000 - $200,000
$200,000 - $300,000
$300,000 - $400,000
$400,000 - $500,000
$500,000 - $600,000
$600,000 - $800,000
$800,000 - $ 1.0 million
$ 1.0 million - $ 2.0 million
$ 3.1 mil 
$ 6.9 mil
$30 mil
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COORDINATING LAND OWNERS

Two or three of the major landowners have indicat-

ed they would consider swapping land or they could
amass a larger piece of land by trading land with

other landowners.  That could be done through a
1031 exchange, which is a way of exchanging prop-

erty and avoiding the tax liability.  This service can
be handled by a variety of financial brokers who spe-

cialize in such transactions.

Another method would set up a “quasi-public “

redevelopment authority who would take tempo-
rary ownership of property and redevelop it utiliz-

ing a Housing Finance authority approach.  The
redevelopment agent would offset the loss of rev-

enue during redevelopment and transfer title back
the original owner post development.

The Land Assembly Tactics outlined on page 37
could come into play as efforts to coordinate land

owners get underway.

Religious Organizations
Aggie Inns, Ltd.
Benning
Bourgeois
Boyett
City of College Station
Culpepper
Forest
Fu
Harper
Harris
Mitchell
Moore
Nelson
Szabuniewicz
Texas A&M
Vessali
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PUBLIC IMPROVEMENT DISTRICTS  & TAX INCREMENT FINANCING OR TAX INCREMENT REINVESTMENT ZONES

Tax Increment Financing (TIF) or
Tax Increment Reinvestment Zone
(TIRZ)
In this financing method, the City of College

Station and Brazos County would establish a

TIF for the Northgate area.  The value of all

property within the TIF as of Dec. 31, 2002

would establish a base year for the purpose of

ad valorem revenue calculation.  The incremen-

tal increase in revenue generated within

Northgate is then available to fund public

improvements within Northgate.

The revenue generated by a TIF can be used for

any public purpose or to reimburse private

developers for improvements they make to

public infrastructure.   However, this can only

occur after the adoption of a comprehensive TIF

development and financing plan.

Without a more complete and accurate assess-

ment, it is impossible to accurately determine

the likely revenue stream generated by a

Northgate TIF.  However, the Celero Group has

made some basic assumptions and utilized pre-

liminary information about Northgate to pro-

vide an illustrative example.

For the purpose of this example, we will assume

the continuation of an historic 2.7% inflation

rate.  We will also assume that the Northgate

community will develop via property value

development / infill growth rate over the next

several years.    The table left indicates the incre-

mental revenue increase generated by a TIF

under the parameters described above. 

The Waco Downtown Improvement District

Public Improvement Districts (PID)
The City of College Station might create a

Public Improvement District (PID) within the

boundaries of the Northgate neighborhood.  A

PID is a financing vehicle that allows the city to

levy an additional assessment on property

within the area.  The proceeds of that assess-

ment can be used to construct and fund

water/waste-water, streets/ sidewalks, mass

transit, parking, cultural improvements, aes-

thetic improvements, landscaping, and supple-

ment safety and business-related services.

A PID can only be created after establishing a

plan for the Northgate redevelopment.  The

plan must include the nature of the proposed

improvement, estimated costs, boundaries,

identification of the property slated for the

assessment, management, and indicate the

improvement costs to be borne by the City.

Once created, an advisory board made up of

property owners governs this entity within the

framework of the plan.

Incremental revenue for Northgate produced 
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SPECIAL FINANCING DISTRICTS & MUNICIPAL MANAGEMENT DISTRICT (MMD)

Municipal Management District 
The City of College Station could create a

Municipal Management District for the

Northgate area.  This vehicle is primarily

intended for commercial areas.  It is unclear at

this point if the substantial residential property

within Northgate would be eligible for inclu-

sion in a MMD.

The MMD is authorized to levy an assessment

on commercial property within its boundaries

and to levy certain impact fees or other devel-

opment fees.  The funds generated by an MMD

are available for any public use within the

MMD.   A public use can include marketing of

the district, administration, parks, public space,

security, and public infrastructure.  An MMD

has the ability to bond out future revenue in

order to fund development projects within its

jurisdiction.

Note:  A $.05 assessment will generate $5,000 in

revenue for every $10 million in assessed prop-

erty value.  At the present property value, a sig-

nificant assessment would be necessary to gen-

erate a large enough pool to be meaningful.  For

instance, a $0.66 assessment applied district

wide would generate approximately

$1,500,000/ year.

Frisco Square, 20 miles north of Dallas, created a special man-
agement district under Section 59 of the Texas Constitution to
promote, encourage, and maintain the municipality’s central
business area.  The subchapter that legally created the district
is available to read in this report’s appendix.

Special Financing Districts
Multiple examples of special financing districts

created by act of the Texas Legislature exist.

These districts are created to foster economic

development in a specific neighborhood or

community like Northgate.  These legislative

districts are generally vested with a combina-

tion of economic development powers and

funding mechanisms.

It is possible to create a Northgate Improvement

District that would have all of the powers of an

MMD, TIF, County Development District or

economic development sales tax corporation.

Examples of the entities that the City of College

Station could emulate include the Old Town

Spring Improvement District and the Frisco

Square Management District. 

To create a special financing district via the leg-

islative process, The City of College Station and

Brazos County must convince your representa-

tives to file a local and consent bill no later than

mid March of a legislative session.  The lan-

guage of the bill will be specific to the

Northgate area and will not affect any other

area of the state.   The bill's language could be

crafted in such a manner that the Northgate

Improvement District is invested with the vari-

ous powers and funding mechanisms that will

benefit the economic development of the area. 

A financing district created using this method
would not take effect until August of the year
the bill was introduced.There is always a risk
that the Legislature may not pass a bill of this
nature or that the Governor will not sign the
bill.
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ECONOMIC DEVELOPMENT ADMINISTRATION 

In 2001 the EDA awarded a $1.089 million grant

for to the city of Hillsboro, Ill. "The grant will

help the city build roadways needed to ease

access to their commercial area. The EDA grant

will provide an access road to the commercial

area, opening sites for development, encourag-

ing business expansion, and create nearly 66

local jobs and $1.7 million in investments," said

U.S. Commerce Secretary Don Evans.

One specific item which sounds plausible is to

create a district-wide storm water detention

facility along the north edge of the area.  An

existing drainage ditch might be improved to

allow existing sites to eliminate on site ponds

and future development to avoid the need for

on site detention.  This is quite typical for high

density, central business districts in most cities.

Another local incentive is the use of density

bonuses to encourage developers to build prod-

ucts in line with the vision for the area.  Such

measures when coupled with reduced parking

requirements often make expensive land more

feasible to develop.

The U.S. Department of Commerce, via the

Economic Development Administration (EDA),

will often entertain grant requests for multi-

modal revitalization projects.  Awards made

under this program are typically based on a

percentage reimbursement schedule.  In other

words, the City of College Station would be

required to expend $1 million on qualifying

projects within Northgate.  EDA would then

reimburse a percentage of that money, general-

ly not more than 60%. 

EDA money can be used for a multitude of

projects but is generally confined to public

infrastructure and business development infra-

structure.   Parking facilities, water/waste-

water improvements, small business incuba-

tors, public transportation terminals and safety

lighting improvements are generally the most

common projects funded under an EDA grant.

EDA works with local government and com-

munity groups to generate new jobs, help retain

existing jobs, and stimulate industrial and com-

mercial growth in economically-distressed

communities.  EDA assistance is available to

both rural and urban areas experiencing high

unemployment, low income, or other severe

economic distress.  The grants are funded under

EDA's Public Works and Development

Facilities Grant Program, which is designed to

assist distressed communities in attracting new

industry, encouraging business expansion,

diversifying the local economy, and generating

long-term private sector jobs.

The U.S. Department of Commerce strives to create jobs and
stimulate industry in economically depressed areas. 
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LOCALLY INITIATED INCENTIVES

Many cities engaged in the redevelopment
of an area similar to Northgate will take a
proactive incentive stance by establishing a
reinvestment zone with boundaries coincid-
ing with the appropriate neighborhood or
property.  This allows the city greater flexi-
bility when considering and implementing
local incentives.

The city and county governments involved
in the Northgate area are able to offer vari-
ous local incentive programs that can make
Northgate redevelopment more attractive
to private developers.  In each case, the local
authorities must weight the benefit of the
development with the cost incurred to pro-
vide the incentive.  However, these local
incentives are, in most cases, the quickest
and most effective development tool. 

These local incentives include tax abate-
ments, fee waivers, fast track permitting,
and infrastructure participation.  These are
authorized under a variety of laws includ-
ing chapter 380 of the local government
code.  The governmental entities involved
in the Northgate redevelopment could
encourage private sector development by
restricting or waiving development and tap
fees as well as by providing liberal tax
abatement policies and guidelines specifi-
cally to the Northgate area.

Most local governments using these types
of local incentives have developed a com-
prehensive set of incentive guidelines.  The
guidelines include the types of businesses
that are eligible to participate in the pro-
grams, as well as the circumstances under
which local incentives are offered.  Most
communities that have found success in an
area like Northgate have ensured that the
redevelopment of an existing area qualifies
for the full range of incentives offered by
the local community. 

The City of Arlington grants economic incentives as a Chapter
380 Economic Development Program.  The recepients must
enter into an agreement with the City of Arlington to protect
the public interest of receiving a public benefit in exchange for
public funds, assets and services meant to stimulate econom-
ic development in Arlington.
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HOUSING FINANCE AUTHORITY

S.M.A.R.T. (Safe, Mixed-Income, Accessible,

Reasonably Priced, and Transit-Oriented) stan-

dards, promoting the creation of reasonably

priced homes within the city limits and offers

developers incentives, by way of advocacy,

through the City's development process and fee

waivers for developing affordable housing

units.

HFA'S also play a significant role in developing

workforce housing for moderate wage earners

such as teachers, fireman, and policeman.

The Northgate area could utilize the services of

a Housing Finance Authority in order to pro-

vide low interest funding for residential devel-

opment within the area.  The Authority can

issue tax-exempt bonds to finance residential

development projects.  The funds can be used

by non-profit groups or governmental entities

as well as for-profit developers.

A Housing Finance Authority can consolidate

or acquire property, issue debt, build or rede-

velop residential housing units.  Generally, a

certain percentage of residential units financed

under this type of program must be set aside for

low-to-moderate income residents.  Below is an

award-winning example of this program:

Southwest Housing, the largest developer of

affordable housing in Texas, developed

Primrose of Shadow Creek in Austin, Texas.

The property includes landscaped garden areas,

community rooms and laundry rooms in each

building.  All units will be reserved for eligible

persons and rents are based on Median Family

Income (MFI). 

The Austin Housing Finance Corporation

(AHFC) used low-income tax credits, sold to an

investor, to infuse cash into the project. The

AHFC invested $1 million to acquire the land in

the project and will recover its investment by

leasing the land over 40 years with annual pay-

ments of $60,000. At the end of 15 years AHFC

will have the right to acquire the property for

the then outstanding debt. 

The development meets the City of Austin's

Oaks at Hampton - A mixed use project in Dallas where 250
affordable units for seniors in Phase I opened in the fall of
2001. The project received a $9,535,000 tax except bond allo-
cation from the Department. Southwest Housing
Development served as the developer on the project. 
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SALES TAX ESTIMATE & OTHER PROGRAMS

fund.  As the loans are paid back, the fund then
revolves that money to a new borrower within
the Northgate community. 

Hotel Motel Tax 
County Authorized:  There are currently fifteen
counties in Texas that are authorized to collect
up to a 6% tax on hotel/motel occupancy.  The
County could utilize this revenue within
Northgate to promote tourism, parks and recre-
ation.  An act of the legislature is required to
allow Brazos County to collect this tax. 

Crime Control Prevention District: 
A city or county may create a crime control pre-
vention district for Northgate.   A CCPD could
be located within the Northgate area.  The rev-
enue generated by a CCPD must be used for
crime control and prevention infrastructure and
programs.   A CCPD is able to contract with
other governmental entities to provide services
in a broad area.   A Northgate CCPD could be
utilized to offset governmental expenses in
other areas, thereby releasing other governmen-
tal funds for use in the economic development
of Northgate.    A CCPD is also eligible for var-
ious state and federal grants.

Site Plan Assistance
It is not unusual find local business owners and
developers intimidated by the prospect of rede-
velopment.  They have seldom tried to navigate
the planning, design, re-entitlement, finance
and construction gauntlet.  To assist in this
daunting process the City of College Station
will assist in funding concept design for key
projects felt to accelerate the buildout of the
Northgate Vision. 

Sales Tax Estimate
Northgate is both a community and an enter-
tainment destination.  Entertainment venues
typically bring in sales tax dollars from outside
the Northgate area.  Area residents also patron
to the entertainment establishments within
Northgate.  However, the lack of a comprehen-
sive retail community within Northgate limits
the discretionary spending of the Northgate res-
idents.

Residents of a pedestrian community like
Northgate will typically expend a significant
percentage of their discretionary income within
a limited radius of their domicile.  As Northgate
adds more retail establishments, it will capture
more taxable spending of its residents.   The
Land Design Studio report indicates that the
Northgate residential population will almost
double within the next two years.  Below is an
estimate of the potential residential sales tax
revenue that might be generated within
Northgate based upon population growth and
general purchasing characteristics.

Revolving Loan Fund 
Many cities and governmental entities have
established local revolving loan funds designed
to encourage specific business development
within a geographic area such as Northgate.
These funds are made available to retail and
other appropriate businesses for working capi-
tal and building improvements that coincide
with redevelopment plans.  These programs
typically provide seed money by the local gov-
ernment and local lending institutions.  They
are able to truncate the application time and
make lower interest rate, non-traditional loans
to start-up and small businesses.  A group of
Northgate business owners along with appro-
priate financial experts could administer the

The City of Ennis  receives revenues in excess of $800,000
annually as a result of the 4B (0.05%) city sales tax.
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Develop linear park in northern portion of dis-
trict to act as buffer, add park space, provide
drainage easement.

Develop market housing for sale in NE corner.

Develop private dorm's and dense apartments.

ACTION PLAN

Pursue available grants.

Establish Northgate TIF.

Establish Northgate  District Association
Encourage public/private sector participation.

Encourage City/University joint ventures:
develop parking deck, fund NDA, develop lin-
ear park.

Implement City projects: add off-street parking,
implement guidelines, repair streets, widen
University, upgrade water/wastewater.

Implement University projects: sell vacant
property, patrol core area.

REDEVELOPMENT GOALS

Revitalize as campus neighborhood.

Encourage development of owner-occupied
residential units.

Encourage development of retail/commer-
cial/office.

Provide opportunities for businesses to expand
and relocate within district.

Create safe, secure, attractive neighborhood.

ISSUES AND OPPORTUNITIES

District has no "sense of place".

Strong relationship with University.

Existing retail along University acts as buffer to
residential areas.

Drainage easement acts as buffer to City of
Bryan.

Primary opportunity areas at Core Area, Mud
Lot, and NE Corner.

REDEVELOPMENT PLAN

Develop mixed use hotel/conference center at
University & Nagle.

Improve core area pedestrian and parking facil-
ities, add retail uses.

Multi-Family
Townhomes

Park
Public/ Institutional

Retail
Mixed Use

Type “A” Streets
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Sub-area I is roughly defined by University
Drive/FM 60, Wellborn Road/FM 2514,
College Main, and Church Avenue and contains
some of the most patronized businesses in
Northgate because of its proximity to on-cam-
pus dorm's and its development of retail and
entertainment uses.

The City and the Northgate Steering Committee
identified the desire for the development of a
"gathering place" behind the businesses located
along University Drive/FM 60 between College
Main and Boyett Street (in the vicinity of
Patricia Street).

An implication of development of the prome-
nade and plaza would be the elimination of
some existing off-street parking areas.  The plan
would allow for consolidation of existing
underutilized areas into more efficient off-street
parking lots.

The removal of existing off-street parking

spaces and the development of new retail space

will further increase parking demand in the

core area.  Should the core area be developed as

shown, there will be a deficit of approximately

100 spaces.  Satellite lots north of Church

Avenue would be necessary to accommodate

the increased demand.
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of downtown blocks.  This is contrary to the historic downtown setup that placed
the anchor in the middle of a block of shops.  Instead, corner anchors force shop-
pers to parade by all the smaller, more specialized stores in between.

Signage, storefront displays and windows must then work together to help lure
shoppers along the retail path.  The best shopping path leads people to walk
down one side of a street, cross over at the end of a block, and then walk down
the opposite side.  Thus, the traditional downtown street running between stores
is not necessarily bad; it keeps shoppers from zigzagging back and forth and
skipping stores.

Most importantly, every retail district must have one main shopping path.

Parallel main streets or alleyways developed for shops distract from a productive
pedestrian traffic pattern.  The best malls direct shoppers in a path that brings the
greatest number of stores to clearest view; they make it difficult to get off the
retail "trail."

Every shopping district should also have a main intersection, approximately
halfway along its length, to allow people to orient themselves.  This intersection
should have an interesting focal point that draws people towards the middle of
the downtown.  Often a strong vertical element aids in this task.  Most down-
towns have such dramatic landmarks that can, with imagination, be integrated
into a total retail strategy.

This area is equivalent to the main court of a shopping mall.  Here, we should
find an information booth, a play area for children, stroller rental and signage
leading to other shops.  Views from three or four directions must possess strong
visual interest to pull shoppers by stores along each direction.

Fortunately, most downtowns do have a main cross-street intersection that can
act like a magnet to pull people, creating such a focal point.  Traffic patterns must
be organized, however, so people can park or be dropped off at the necessary
access to this area.  Once shoppers reach this focal point, pedestrian pathways,
tenant mix, signage and storefront design will all be used to move shoppers
through the retail district.

A major impediment to the smooth circulation of shoppers through a retail dis-
trict is the "dead" space of empty storefronts or non-retail storefronts like offices
or branches of a bank.  A frontage of 30 feet without retail is often enough to
cause shoppers to stop in their tracks and turn around.

Empty storefronts should be filled immediately with merchandise from other
stores or local displays.  When non-retail spaces do occur on a block, shoppers
must be pulled past this point by strong merchandising and design by the stores
on either side.  Retail flow must not be interrupted.

Step Three - Strategic Tenant Mix
Leading shopping centers carefully arrange their tenant types and positions.

The main shopping strip is where all shoppers begin their retail journey.  It
should feature stores that thrive on impulse buying, like shoe stores, fashion
stores and toy stores.  In contrast, destination shops should be on the end of shop-
ping avenues.

Stores will have higher sales if grouped by type of merchandise as well as price
point.  Examples include men's clothing, housewares or restaurants.  This encour-
ages the comparison shopping needed to ensure value and stimulate spending.

Not every type of shop, however, needs to be on the main shopping streets.
Many businesses, like used record shops or a coin dealer, do well on second level
or side streets.  These are usually destination shops owned by one or two indi-
viduals.  They have less staff available to monitor for shoplifting or other poten-
tial problems.

If possible, restaurants should be carefully located to encourage movement past
storefronts.

Sidewalk seating and benches can often distract or impede shoppers as much as
restaurant or food court seating.  Avoid locating benches or seating too close to
the pedestrian walkway.  Also, avoid excessive grouping of seats.  It is very
uncomfortable and intimidating for pedestrians to have to pass a gauntlet of
inspectors.  An uncomfortable shopping experience leads to a permanently lost
customer.

Service stops should be at the outer edges of downtown shopping districts.
Examples include barber shops, shoe repair shops, bakeries and dry cleaners.  In
this way, service shops can be easily reached by people coming from their cars or
nearby residents on foot.  Items can be left off on the way into the heart of the
retail district or picked up on the way out.

Step Four - Streetscape and Landscaping
Sidewalk and pedestrian mall paving, benches and trees are all important ele-
ments of the downtown shopping experience.  But they can have an extremely
negative impact on shoppers is not done properly.  Contrary to many current
projects and ideas, these treatments need not and should not be ornate or overly
expensive.  Otherwise, they will compete with and distract from storefronts.  The

URBANDIZING: A Primer on How Downtowns Can
Compete With Retail Malls and Strip Centers

By Robert J. Gibbs, ASLA, Gibbs Planning Group, Inc., Birmingham

Americans are eager to return to Main Street U.S.A.  They long for the commu-
nity consensus and the sense of place that once ruled our commercial and civic
lives.  A maturing population, concern for the environment and economic reali-
ties are also slowing the once ceaseless "malling of America."

There has never been a better time for downtown shopping districts to regain the
customers lost to strip centers and regional malls.  And yet so many recent,
expensive efforts to revitalize downtowns have failed.

What's missing?

Quite often, a solid foundation of everyday retail trade is missing.  Downtown
retailers must follow the same merchandising and retail principles used by the
best major mall developers to satisfy consumer wants and needs.  URBANDIZ-
ING applies the science of merchandising to the real life needs of downtowns.
These include:
" The need for great storefront design with exciting visual appeal.
" Traffic patterns that guide people to stores.  Strategic tenant mix.
" An inviting, clean and secure shopping environment.
" Ample, close-by parking.
" Regular, generous shopping hours.
" The best in marketing, advertising and management.

It is important, however, that downtowns not lose their distinctive physical and
lifestyle qualities.  The architectural details that can help blend the best of the old
with the best of the new.  The traditions and rhythms, the local heritage, the sense
of place bringing us back downtown.

Still, many downtown redevelopments have failed due to the lack of everyday
commerce.  Downtowns need not look like malls or try to replace malls.  Instead,
they must adopt the best of mall merchandising principles to win back the retail
dollar.

These are the steps to downtown retail redevelopment.

Step One - Storefronts
Winning stores attract and hold attention and indicate immediately the type and
quality of merchandise.  Proper window display, entry design, signage, lighting
and fixturing are all part of the strategy to draw shoppers inside.

This must happen quickly.  Retailers, indoor or out, have only about eight sec-
onds to capture the attention of a shopper walking by a storefront.  To attract
those driving by downtown storefronts in their cars, this "window" of opportu-
nity may only be two or three seconds.

Storefronts must always be up-to-date.  Primary architectural treatments should
be updated at least every five years.  This is a generous schedule; in leading shop-
ping centers, storefronts are redone as often as every two years.  In addition, a
common storefront team must work with all retailers on a downtown block.

Overall, keep storefronts simple and clean; let the merchandise take center stage.
These merchandise displays should be rotated every one to five days; many lead-
ing national chains rotate merchandise daily.  In the downtown setting, this will
encourage people to drive by and see what's new.  Unfortunately, conventional
planning wisdom has often restricted vehicles from Main Street, eliminating the
constant exposure to storefronts and merchandise displays that lead to sales.

Window displays don't have to be over-elaborate or expensive, just fresh and
inventive.  Downtowns must be always changing, always new, always interest-
ing.  Retail follows fashion, and fashion changes frequently.  Shoppers will not
believe a store has fashionable, new clothing on the inside if it is outdated or
worn on the outside.

Step Two - Circulation
A typical regional mall has two to four large anchor stores to lure shoppers from
its geographical territory.  These are usually major national department stores.
Through carefully developed sight lines and pedestrian traffic patterns, these
anchors are then used to pull shoppers through the mall so they walk past the
smaller shops and their merchandise.

The downtown setting does not necessarily need large retail department stores
to serve as anchors.  Many other attractions can function in the same way as
department stores to be a regional draw for shoppers.  These include line the-
atres, movie theatres, art and convention centers, and farmers' markets.
Downtowns should look carefully at what they have to attract shoppers.  Putting
the unique features and qualities of a downtown at the service of businesses will
help maintain these cultural resources for everyone.

Remember, the location of anchors or attractions is more important than their
type.  They should be at the periphery of the downtown retail district or the ends

business of downtown retail districts should be businesses, not to awe or over-
whelm.

Paving, for instance, should be of a quality material but kept fairly simple.  Busy,
trendy and colorful or intricate designs disorient shoppers.  Well-done brushed
concrete will succeed over expensive granite.

Benches should be oriented to afford clear views of storefronts.  They must also
be placed far enough from regular shopping circulation routes so that transients
or rowdy teenagers don't intimidate or frighten shoppers.

Not too rich, not too gaudy applies to street trees as well as paving and benches.
Trees make a downtown inviting and provide shade and human scale.  But,
again, we have often overused them in downtown schemes.  What looks good on
a site plan often contradicts good retail practice.  Trees must be landscaped to fit
the stores, not the other way around.  Generally, fewer will do, smaller clusters,
to avoid obstructing storefronts or signage.

Mall developers have tended to two paths in recent years.  One group follows the
principles outlined here.  The other, at great expense, build the ornate and trendy.
Typically, these "showcase" malls have much lower sales per square foot than the
more practical, focused ones.

Step Five - Parking
The epitaph of our day may eventually be "my kingdom for a parking spot."

The most successful shopping centers have learned this lesson well.  Surface
parking must be plentiful, secure, close to shopping, and free or inexpensive.
Employees must be encouraged to park in the more distant spots, through
enforcement with employee parking stickers or a shuttle system during peak
shopping times.  Nearby overflow parking must be available on these peak shop-
ping days.

Unfortunately, many downtown redevelopments of the sixties and seventies
ended up reducing the total parking count by converting head-in diagonal park-
ing to parallel parking.  This was a serious mistake because it reduced the num-
ber of parking stalls on Main Street and the likelihood that shoppers would find
a place to park.

When possible, reinstall diagonal parking so shoppers know they can have a
good chance of finding a parking space.  While driving down Main Street, shop-
pers will view storefronts and window displays and begin their retail decisions.
With modem merchandising, many purchasing decisions are actually made
before the customer ever crosses the threshold of a store.

Head-in parking is better than parallel parking in the downtown setting as it per-
mits a greater parking density.  Overflow parking must be available behind the
stores but it should not be the primary parking area.  We want people viewing
and walking past storefronts.  Overly aggressive downtown parking enforcement
only thwarts retail plans.

We are creatures of habit.  People turn to the same parking spot again and again,
usually the first one they used at a particular mall, strip center or shopping dis-
trict.  These patterns are almost impossible to change.

This has been borne out at many shopping malls.  At one grand opening, in par-
ticular, only a temporary lot was available.  Afterward, shoppers persisted in
using this lot, instead of the intended main lots, even though it was difficult to
reach and use.

Downtowns cannot continue to simply tear up old lots and expect users to find
somewhere else to park.  They won't.  Many of these shoppers will never come
back.  High profile, intensive efforts must accompany any change in parking loca-
tions.

Clean and safe can never be overdone in retail, especially with parking, which
tends to be the most intimidating part of the shopping experience.  Sidewalks
should be steam cleaned daily, resurfaced or repaved regularly, and feature good
lighting and attractive landscaping.  Security must be visible at all times.

Retail parking garages must be more user-friendly, less intimidating than garages
for office workers.  Pedestrian stairwells and elevators should be centrally locat-
ed with clear signage and graphics.

The rush to mall over downtowns was a terrible mistake.  The exclusion of all
automobile traffic in favor of pedestrian traffic was counterproductive.
Successful downtowns need people driving by downtown storefronts to stimu-
late impulse and latent buying.

Too often, pedestrian malls broke all the retail rules.  Elaborate "state park" land-
scaping, for instance, blocked the views to stores and intimidated shoppers by
creating spaces where people could hide.  In one retail survey after another, con-
sumers continue to cite security and safety as the number one potential negative
in the shopping experience.

Step Six - Lighting
Lighting is extremely important in retail but is often misused in a downtown

shopping district.  Street lights should be simple rather than ornate and their
placement must not obstruct storefronts.

A down light of cut-off lens should be used whenever possible to avoid excessive
glare, especially common with globe-type lighting.  Glare from building lights
and signage must not be allowed to compete with storefront design or presenta-
tion of merchandise.

The downtown setting presents special lighting problems.  The inside of a store
must be brighter than the outside environment to draw attention, but daylight or
street lights and their reflections foil this principle in many downtowns.  This is
solved by generous use of indoor lighting, even during the day.  Similarly, the
use of energy-saving bronzed or darkened glass should be removed in favor of a
clear view to merchandise.

Step Seven - Management
Most malls benefit from single ownership or management.  They are leased,
maintained and marketed as a unit.  This is undoubtedly one of the greatest chal-
lenges facing downtown development districts.  To prosper, downtown districts
must start thinking and acting like the best shopping centers, where stores help
each other.

All stores in a downtown retail district should have the same hours and days of
operation.  Never let one tenant close while the others remain open.  Sunday
hours should be strongly encouraged and all stores should have their hours of
operation clearly posted.

Today's time-stressed, two-income families can't afford and won't tolerate hit-or-
miss shopping.  They shop at malls or strip centers as multiple errand destina-
tions because they know that all stores will be open.

Landlords often compete for the same tenants.  At the same time, business own-
ers may have to deal with as many as 10 to 15 landlords in the search for space.
The result is unstable rental rates and no coherent scheme for tenant placement.

One solution is a central leasing agent to negotiate rents, coordinate tenant mix
and promote downtown business districts.

A top-notch leasing agent can draw in a significant number of new stores, includ-
ing major national tenants.  Often, one national chain will only come into a retail
venue if certain other stores are present.  An experienced leasing agent can put
together these deals.

Don't be overly intimidated then national chains join the Main Street picture.
Many of these retailers are the best in the business.  Other downtown retailers can
learn from their sophisticated merchandise presentation and marketing tech-
niques.  Do insist, however, that these national design storefronts are suited to
regional architecture, materials and culture.  Downtown stores must share in
maintenance of sidewalks, trash cans, windows and storefronts as well as securi-
ty.  Police officers or security guards must always be visible to shoppers.  Even
when there are no apparent threats, they will be available to help shoppers
locked out of their cars or with flat tires.

Like mall tenants, downtown stores must be willing to share expenses for these
efforts.  An empty downtown storefront hurts every other store.  Cooperation on
promotional efforts, common store hours and signage can go a long way towards
increasing retail activity.

City zoning and planning boards must also be more flexible in order for down-
towns to grow and change with new retail trends.  Examples include outlet cen-
ters or the so-called category killers for items like office supplies, home furnish-
ings or health and beauty aids.

These stores often open in strip centers or malls, where the needed space is avail-
able.  Unless downtown development districts find ways to accommodate such
new retailing formats, they will continue to lose out to malls.  A way must also
be found to introduce flexibility into rent structures, making it easier for stores to
expand or contract as business dictates.

In the 1990's, shoppers are expecting good service and value for their retail dol-
lar.  Downtowns cannot survive solely on boutique shopping of festival and hol-
iday celebrations.  All downtowns, new or old, malled or open to traffic, must
embrace the best in modern retailing.  This will lead to the everyday retail traffic
that builds sales and sustains downtown development.  This is the route back to
Main Street U.S.A.

About the Author
Robert J. Gibbs, ASLA, is principle of Gibbs Planning Group, Inc., Birmingham,
Michigan.  Gibbs is a licensed landscape architect and has extensive experience in retail
consulting for national developers and leading retail chains.  He also has been involved
with urban design and master planning for cities throughout the Midwest and eastern
United States.  In addition, he has recently completed two major urban design projects for
Brown University and downtown Providence in Rhode Island associated with the firm of
Andres Duany and Elizabeth Plater-Zyberk Architects.
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property included in the district will be benefited by the improvements and serv-

ices to be provided by the district under powers conferred by Section 52, Article

III, Section 59, Article XVI, and Section 52-a, Article III, Texas Constitution, and

other powers granted under this subchapter.

(b) The creation of the district is in the public interest and is essential to:

(1) Further the public purposes of the development and diversification of the

economy of the state; and

(2) Eliminate unemployment and underemployment and develop or expand

transportation and commerce.

(c) The district shall:

(1) Promote the health, safety, and general welfare of residents, merchants,

landowners, employers, potential employees, employees, visitors, consumers in

the district, and the general public;

(2) Provide needed funding for the Old Town Spring area to preserve, maintain,

and enhance the economic health and vitality of the area as a community and

business center;

(3) Provide and maintain common areas and facilities in the district to ensure sce-

nic beauty;

(4) Provide improvements in the district to promote the welfare of the public, res-

idents, merchants, and landowners in the district; and

(5) Further promote the health, safety, welfare, and enjoyment of the public by

providing pedestrian ways and by landscaping and developing certain areas in

the district, which are necessary for the restoration, preservation, and enhance-

ment of scenic beauty.

(d) The district may not act as the agent or instrumentality of any private interest

even though many private interests will be benefited by the district, as will the

public.

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.457. Board of Directors

(a) In this section, "commissioners court" means the commissioners court of the

county.

(b) The district is governed by a board of five directors occupying numbered

positions.

(c) Except for the initial directors, the directors occupying positions one, two, and

three are appointed under this section and the directors occupying positions four

and five are elected as provided by this section and Section 376.460.

(d) The commissioners' court shall appoint:

(1) One person who leases a retail store or owns real property in the district, who

shall serve in position one for a three-year term;

(2) One person who leases a retail store but does not own real property in the dis-

trict, who shall serve in position two for a two-year term; and

(3) One person who owns real property in the district, who shall serve in position

SUBCHAPTER K. 

OLD TOWN SPRING IMPROVEMENT DISTRICT

§ 376.451. Creation of District

(a) The Old Town Spring Improvement District is created as a special district

under Section 59, Article XVI, Texas Constitution.

(b) The board by resolution may change the district's name.

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.452. Declaration of Intent

(a) The creation of the district is necessary to promote, develop, encourage, and

maintain employment, commerce, transportation, housing, tourism, recreation,

arts, entertainment, economic development, safety, scenic beauty, and the public

welfare in the Old Town Spring area of Harris County.

(b) The creation of the district and this legislation do not relieve the county from

providing the level of services, as of the effective date of this subchapter, it has to

provide to the area in the district. The district is created to supplement and not

replace the county services provided in the area in the district.

(c) The creation of the district is essential to accomplish the purposes of Section

52, Article III, Section 59, Article XVI, and Section 52-a, Article III, Texas

Constitution, and other public purposes stated in this subchapter.

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.453. Definitions

In this subchapter:

(1) "Board" means the board of directors of the district.

(2) "County" means Harris County, Texas.

(3) "District" means the Old Town Spring Improvement District.

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.455. Findings Relating to Boundaries

The boundaries and field notes of the district form a closure. If a mistake is made

in the field notes or in copying the field notes in the legislative process, the mis-

take does not in any way affect the district's:

(1) Organization, existence, or validity;

(2) Right to issue any type of bond for the purposes for which the district is cre-

ated or to pay the principal of and interest on a bond;

(3) Right to impose or collect an assessment or tax; or

(4) Legality or operation.

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.456. Findings of Benefit and Public Purpose; General Duties

(a) The district is created to serve a public use and benefit. All the land and other

three for a three-year term.

(e) Directors elected under Section 376.460 shall serve two-year terms. To qualify

as a candidate for position four, a person must reside in the district. To qualify as

a candidate for position five, a person must lease a retail store or own real prop-

erty in the district.

(f) A term expires on January 31 of the appropriate year.

(g) In appointing directors under Subsection (d), the commissioners court shall

consider any recommendations received by an organization dedicated to the eco-

nomic development of the Old Town Spring area of the county.

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.458. Administration of Board

Sections 375.066-375.070 apply to the board as if it were established under

Chapter 375.

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.459. Restriction on Voting

The president of the board may not vote except to break a tie vote.

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.460. Election of Directors

(a) The board shall call and hold an election of directors for positions four and

five in each even-numbered year on the uniform election date in January estab-

lished by Section 41.001, Election Code.

(b) Notice of a director's election must:

(1) State the day and place for holding the election;

(2) State the number of directors to be voted on; and

(3) Describe the qualifications of the positions for which the candidates are run-

ning.

(c) The ballots for a directors election shall provide the names of the candidates

for each position and describe the qualifications of the position for which the can-

didates are running.

(d) Immediately after the directors election, the presiding judge shall take the

election returns to the board. The board shall canvass the returns and certify that

the persons receiving the highest number of votes for each position are elected as

directors for that position.

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.461. General Powers

The district has:

(1) All powers necessary or required to accomplish the purposes for which the

district was created;

(2) The powers and duties of a municipal management district under

Subchapter E, Chapter 375; and

(3) The powers given to an industrial development corporation organized

under the Development Corporation Act of 1979 (Article 5190.6, Vernon's

Texas Civil Statutes).

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.462. Specific Powers and Limitations

(a) The district may:

(1) Impose and collect, and apply the proceeds from, limited sales and use

tax for the district's purposes;

(2) borrow money for the corporate purposes of the district;

(3) Add or exclude territory in the manner provided by Subchapter J,

Chapter 49, Water Code;

(4) Contract with a person to accomplish the district's purposes, including

entering into a contract for the payment of costs incurred by the person on

behalf of the district, including all or part of the costs of an improvement

project, from tax proceeds or any other specified source of money;

(5) Contract with a person to receive, administer, and perform the district's

duties under a gift, grant, loan, conveyance, transfer, bequest, donation, or

other financial arrangement relating to the investigation, planning, analy-

sis, acquisition, construction, completion, implementation, or operation of

a proposed or existing improvement project;

(6) Establish and collect user fees, concession fees, admission fees, rental

fees, or other similar fees or charges and apply the proceeds from those fees

or charges for the enjoyment, sale, rental, or other use of the district's facil-

ities, services, or improvement projects;

(7) Adopt rules for:

(A) The administration and operation of the district;

(B) The use, enjoyment, availability, protection, security, and maintenance

of the district's facilities; and

(C) The provision of public safety and security in the district;

(8) Provide or secure the payment or repayment of any district expense,

including:

(A) A district cost relating to an improvement project;

(B) A district contractual obligation or indebtedness, because of a lease,

installment purchase contract, or other agreement; or

(C) A tax, user fee, concession fee, rental fee, or other revenue or resources

of the district; and

(9) Undertake improvement projects separately or jointly with other per-

sons or entities and pay all or part of the costs of improvement projects,
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including improvement projects that:

(A) Improve, enhance, or support public safety and security, fire protection,

emergency medical services, or law enforcement in the district;

(B) Confer a general benefit on the entire district and the areas adjacent to the dis-

trict; or

(C) Confer a special benefit on all or part of the district.

(b) The district may not employ peace officers.

(c) The district may not impose an ad valorem tax on property in the district.

(d) The district may, as if the district was a home-rule municipality with a popu-

lation of more than 100,000:

(1) Issue bonds and lease, acquire, or construct a building or facility as provided

by Section 380.002; and

(2) Establish and administer a program as provided by Subchapter A, Chapter

1509, Government Code.

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.463. Specific Powers Relating to Improvements

An improvement project or service provided by the district may include:

(1) The construction, acquisition, lease, rental, installment purchase, improve-

ment, rehabilitation, repair, relocation, and operation of:

(A) Landscaping; lighting, banners, or signs; streets or sidewalks; pedestrian or

bicycle paths and trails; pedestrian walkways, skywalks, crosswalks, or tunnels;

and highway right-of-way or transit corridor beautification and improvements;

(B) Drainage or storm water detention improvements and solid waste, water,

sewer, or power facilities and services, including electrical, gas, steam, and chilled

water facilities and services;

(C) Parks, lakes, gardens, recreational facilities, open space, scenic areas, and

related exhibits and preserves; fountains, plazas, or pedestrian malls; public art or

sculpture and related exhibits and facilities and educational or cultural exhibits

and facilities, including exhibits, displays, attractions, or facilities for special

events, holidays, or seasonal or cultural celebrations;

(D) )ff-street parking facilities, bus terminals, heliports, mass transit, and road-

way or water transportation systems; and

(E) Other public improvements, facilities, or services similar to the improvements,

facilities, or services described by Paragraphs (A)-(D);

(2) The cost of removal, razing, demolition, or clearing of land or improvements

in connection with providing an improvement project;

(3) The acquisition of property or an interest in the property that is made in con-

nection with an authorized improvement project; and

(4) The provision of special or supplemental services to improve or promote the

area in the district or to protect the public health and safety in the district, includ-

ing advertising, promotion, tourism, health and sanitation, public safety, securi-

ty, fire protection or emergency medical services, business recruitment, develop-

ment, elimination of traffic congestion, and recreational, educational, or cultural

improvements, enhancements, or services.

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.464. Relation to Other Law

If a law referenced in Section 376.461 or referenced in Subchapter E, Chapter 375,

is in conflict with or inconsistent with this subchapter, this subchapter prevails.

A law referenced in Section 376.461 or Subchapter E, Chapter 375, that is not in

conflict with or inconsistent with this subchapter is adopted and incorporated by

reference and may be used by the district independently of each other.

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.465. No Eminent Domain Power

The district may not exercise the power of eminent domain.

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.466. Sales and Use Tax; Excise Tax

(a) For purposes of this section:

(1) "Taxable items" includes all items subject to any sales and use tax that is

imposed by the county if the county has imposed a sales and use tax.

(2) "Use," with respect to a taxable service, means the derivation in the district of

a direct or indirect benefit from the service.

(b) The district may impose a sales and use tax for the benefit of the district if

authorized by a majority of the qualified voters of the district voting at an elec-

tion called for that purpose.

(c) If the district adopts the tax:

(1) A tax is imposed on the receipts from the sale at retail of taxable items in the

district; and

(2) An excise tax is imposed on the use, storage, or other consumption in the dis-

trict of taxable items purchased or rented from a retailer during the period that

the tax is effective in the district.

(d) The rate of the excise tax is the same as the rate of the sales tax portion of the

tax applied to the sales price of the taxable items and is included in the sales tax.

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.467. Tax Election Procedures

(a) The board by order may call an election to adopt, change the rate of, or abol-

ish a sales and use tax. The election may be held at the same time and in con-

junction with a confirmation or directors election.

(b) The election must be held on the next uniform election date that falls on or

after the 45th day after the date the order calling the election is adopted.

(c) Notice of the election shall be given and the election shall be held and con-

ducted in the manner prescribed for bond elections under Subchapter D, Chapter

49, Water Code.

(d) In an election to adopt the tax, the ballot shall be prepared to permit voting

for or against the proposition: "The adoption of a local sales and use tax in the

Old Town Spring Improvement District at the rate of ( proposed tax rate)."

(e) In an election to change the rate of the tax, the ballot shall be prepared to per-

mit voting for or against the proposition: "The (increase or decrease, as applica-

ble) in the rate of the local sales and use tax imposed in the Old Town Spring

Improvement District from (tax rate on election date) percent to (proposed tax

rate) percent."

(f) In an election to abolish the tax, the ballot shall be prepared to permit voting

for or against the proposition: "The abolition of the local sales and use tax in the

Old Town Spring Improvement District."

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.468. Imposition, Computation, Administration, and Governance of Tax

(a) Chapter 323, Tax Code, to the extent not inconsistent with this subchapter,

governs the application, collection, and administration of the tax under this sub-

chapter, except Sections 323.401-323.406 and 323.505, Tax Code, do not apply.

Subtitles A and B, Title 2, and Chapter 151, Tax Code, govern the administration

and enforcement of the taxes under this subchapter. 

(b) Chapter 323, Tax Code, does not apply to the use and allocation of revenues

under this subchapter.

(c) In applying Chapter 323, Tax Code, the district's name shall be substituted for

references in that chapter to "the county" and the board is substituted for refer-

ences in that chapter to "commissioner's court."

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.469. Effective Date of Tax or Tax Change

The adoption of a tax rate or change in the tax rate takes effect after the expira-

tion of the first complete calendar quarter occurring after the date on which the

comptroller receives a notice of the results of the election.

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.470. Tax Rates

The district may impose the sales and use tax under this subchapter in incre-

ments of one-eighth of one percent, with a minimum tax of one-half percent and

a maximum tax of one percent.

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.471. Abolition of Tax Rate

The board by order may abolish the local sales and use tax rate without an elec-

tion.

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.472. Use of Tax

Taxes collected under this subchapter may be used only for the purposes for

which the district was created.

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.473. Submission of Annexation Information

Not later than the 10th day after the date on which the district annexes or

excludes territory, the board shall send to the comptroller a certified copy of any

resolution, order, or ordinance relating to the annexation or exclusion.

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.474. Bonds

(a) The board may issue bonds as provided by Subchapter J, Chapter 375.

(b) In addition to the sources described in Subchapter J, Chapter 375, the bonds

issued by the district may be secured and made payable, wholly or partly, by a

pledge of any part of the net proceeds the district receives from a specified por-

tion of not more than one-half of the maximum sales and use tax amount author-

ized and approved by voters of the district under Section 376.467.

(c) Sections 375.207 and 375.208 do not apply to bonds issued under this section.

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.475. Contracting Authority

(a) The district may contract with any person to carry out the purposes of this

subchapter on terms and for the period the board determines.

(b) Any person, including any type of governmental entity, may contract with the

district to carry out the purposes of this subchapter.

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.476. Dissolution by Board Order

The board by order may dissolve the district at any time unless the district has

outstanding indebtedness or contractual obligations.

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.477. Dissolution by Petition of Owners

(a) The board by order shall dissolve the district if the board receives a written

petition signed by 75 percent or more of the individuals who own real property

in the district.

(b) After the date the district is dissolved, the district may not levy taxes.

(c) If on the date the district is dissolved the district has outstanding liabilities, the

board shall, not later than the 30th day after the dissolution, adopt a resolution

certifying each outstanding liability. The county shall assume the outstanding lia-

bilities. The county shall collect the sales and use tax for the district for the

remainder of the calendar year. The county may continue to collect the tax for an

additional calendar year if the commissioners court finds that the tax revenue is

needed to retire the district liabilities that were assumed by the county.

(d) The district may continue to operate for a period not to exceed two months

after carrying out the responsibilities required by Subsection (c). The district is

continued in effect for the purpose of satisfying these responsibilities.
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(e) If the district is continued in effect under Subsection (d), the district is dis-

solved entirely on the first day of the month following the month in which the

board certifies to the secretary of state that the district has satisfied the responsi-

bilities of Subsection (c).

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.

§ 376.478. Administration of District Property Following Dissolution

(a) After the board orders the dissolution of the district, the board shall transfer

ownership of all district property to the county, except as provided by

Subsection (b).

(b) If, on the date on which the board orders the dissolution, more than 50 per-

cent of the district territory is in a municipality, the board shall transfer owner-

ship of the district's property to the municipality.

Added by Acts 2001, 77th Leg., ch. 1371, § 1, eff. Sept. 1, 2001.
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(4) legality or operation.

Added by Acts 2001, 77th Leg., ch. 1384, § 1, eff. June 16, 2001.

§ 376.456. Findings of Benefit and Public Purpose

(a) All the land and other property included in the district will be benefited by

the improvements and services to be provided by the district under powers con-
ferred by Sections 52 and 52-a, Article III, and Section 59, Article XVI, Texas

Constitution, and other powers granted under this subchapter, and the district is
created to serve a public use and benefit.

(b) The creation of the district is in the public interest and is essential to:

(1) further the public purposes of the development and diversification of the

economy of the state; and

(2) eliminate unemployment and underemployment and develop or expand
transportation and commerce.

(c) The district will:

(1) promote the health, safety, and general welfare of residents, employers,

employees, visitors, consumers in the district, and the general public;

(2) provide needed funding for the municipality's central business area extension
to the west to preserve, maintain, and enhance the economic health and vitality

of the area as a community and business center and to provide a government cen-
ter for the municipality;

(3) further promote the health, safety, and general welfare of residents, employ-

ers, employees, visitors, consumers in the district, and the general public by pro-
viding, maintaining, and operating attractive, safe, and convenient street and

road improvements and off-street parking facilities and necessary water, sewer,
and drainage facilities to serve the area within the district; and

(4) further promote the health, safety, welfare, and enjoyment of the public by

providing pedestrian ways, parks, and off-street parking and by landscaping and
developing certain areas in the district, which are necessary for the restoration,

preservation, and enhancement of scenic and aesthetic beauty.

(d) Pedestrian ways along or across a street, at grade or above or below the sur-
face, and street lighting, street landscaping, and street art objects are parts of and

necessary components of a street and are considered to be a street or road
improvement.

(e) The district will not act as the agent or instrumentality of any private interest,

even though many private interests will be benefited by the district, as will the
general public.

(f) Each improvement project or service authorized by this subchapter is essential

to carry out a public purpose and will benefit all land and property in the district,
the employees, employers, and consumers of the district, and the general public.

Added by Acts 2001, 77th Leg., ch. 1384, § 1, eff. June 16, 2001.

§ 376.457. Application of Other Law

(a) Except as otherwise provided by this subchapter:

(1) Chapter 375 applies to the district, its governing body, and its employees; and

(2) the district has the rights and powers of a district created under Chapter 375.

(b) If any provision of a law referenced in this subchapter is in conflict with or is

inconsistent with this subchapter, this subchapter prevails. Any law referenced in
this subchapter that is not in conflict or inconsistent with this subchapter is

SUBCHAPTER K. 
FRISCO SQUARE MANAGEMENT DISTRICT

§ 376.451. Creation of District

(a) The Frisco Square Management District is created as a special district under
Section 59, Article XVI, Texas Constitution.

(b) The board by resolution may change the district's name.

(c) The creation of the district is essential to accomplish the purposes of Sections 52

and 52-a, Article III, and Section 59, Article XVI, Texas Constitution, and other pub-
lic purposes stated in this subchapter.

Added by Acts 2001, 77th Leg., ch. 1384, § 1, eff. June 16, 2001.

§ 376.452. Declaration of Intent

(a) The creation of the district is necessary to promote, develop, encourage, and

maintain employment, commerce, transportation, housing, tourism, recreation, arts,
entertainment, economic development, safety, and the public welfare in the munic-

ipality's central business area.

(b) The creation of the district and this legislation are not to be interpreted to relieve
the county or the municipality from providing the level of services, as of September

1, 2001, to the area in the district or to release the county or the municipality from
the obligations each entity has to provide services to that area. The district is creat-

ed to supplement and not supplant the municipal services provided in the area in
the district. 

(c) By creating the district and in authorizing the municipality, county, and other

political subdivisions to contract with the district, the legislature has established a
program to accomplish the public purposes set out in Section 52-a, Article III, Texas

Constitution.

Added by Acts 2001, 77th Leg., ch. 1384, § 1, eff. June 16, 2001.

§ 376.453. Definitions

In this subchapter:

(1) "Board" means the board of directors of the district.

(2) "County" means Collin County.

(3) "District" means the Frisco Square Management District.

(4) "Municipality" means the City of Frisco.

(5) "Utility" means a person that provides gas, electricity, telephone, sewage, or
water service to the public.

Added by Acts 2001, 77th Leg., ch. 1384, § 1, eff. June 16, 2001.

§ 376.455. Findings Relating to Boundaries

The boundaries and field notes of the district form a closure. If a mistake is made in

the field notes or in copying the field notes in the legislative process, it does not
affect the district's:

(1) organization, existence, or validity;

(2) right to issue any type of bond or other obligation for the purposes for which the

district is created or to pay the principal of and interest on a bond;

(3) right to impose or collect assessments or taxes; or

adopted and incorporated by reference.

Added by Acts 2001, 77th Leg., ch. 1384, § 1, eff. June 16, 2001.

§ 376.458. Liberal Construction of Subchapter

This subchapter shall be liberally construed in conformity with the findings and

purposes stated in this subchapter.

Added by Acts 2001, 77th Leg., ch. 1384, § 1, eff. June 16, 2001.

§ 376.459. Board of Directors in General

(a) The district is governed by a board of five appointed directors and three mem-
bers serving ex officio. The appointed members serve staggered terms of four

years, with two directors' terms expiring July 1 of an odd-numbered year and
three directors' terms expiring July 1 of the following odd-numbered year.

(b) A position on the board shall not be construed to be a civil office of emolu-

ment for any purpose, including a purpose described in Section 40, Article XVI,
Texas Constitution.

Added by Acts 2001, 77th Leg., ch. 1384, § 1, eff. June 16, 2001.

§ 376.460. Appointment of Directors

(a) The governing body of the municipality shall appoint successor directors who

meet the qualifications of Subchapter D, Chapter 375. The governing body of the
municipality shall appoint a director to fill a vacancy on the board.

(b) Notwithstanding the common law doctrine of incompatibility, members of

the governing body of the municipality may be appointed to the board. The term
of a director who is also a member of the governing body of the municipality

shall expire when the member's term on the governing body of the municipality
expires, provided that the person may be reappointed to the board of directors to

complete the unexpired term on the board.

(c) A person may not be appointed to the board if the appointment of that per-
son would result in fewer than three of the directors residing in the municipali-

ty.

(d) District directors are public officials entitled to governmental immunity for
their official actions.

(e) The governing body of the municipality after notice and hearing may remove

a director for misconduct or failure to carry out the director's duties on a petition
by a majority of the remaining directors.

Added by Acts 2001, 77th Leg., ch. 1384, § 1, eff. June 16, 2001.

§ 376.461. Ex Officio Board Members

(a) The following persons shall serve ex officio as nonvoting directors:

(1) the manager of the municipality;

(2) the financial director of the municipality; and

(3) the planning director of the municipality.

(b) If any of the offices described in Subsection (a) are renamed, changed, or abol-

ished, the governing body of the municipality may appoint another officer or
employee of the municipality that performs duties comparable to those per-

formed by the officer described in Subsection (a).

Added by Acts 2001, 77th Leg., ch. 1384, § 1, eff. June 16, 2001.

§ 376.462. Conflicts of Interest; One-Time Affidavit

(a) Except as provided by Section 376.461 or this section:

(1) a director may participate in all board votes and decisions; and

(2) Chapter 171 governs conflicts of interest for board members.

(b) Section 171.004 does not apply to the district. A director who has a substantial

interest in a business or charitable entity that will receive a pecuniary benefit
from a board action shall file a one-time affidavit declaring the interest. An addi-

tional affidavit is not required if the director's interest changes. After the affidavit
is filed with the board secretary, the director may participate in a discussion or

vote on that action if:

(1) a majority of the directors have a similar interest in the same entity;

(2) all other similar business or charitable entities in the district will receive a sim-
ilar pecuniary benefit; or

(3) the director is a property owner in the district.

(c) A director who is also an officer or employee of a public entity may not par-

ticipate in the discussion of or vote on a matter regarding a contract with that
same public entity.

(d) For purposes of this section, a director has a substantial interest in a charita-

ble entity in the same manner that a person would have a substantial interest in
a business entity under Section 171.002.

Added by Acts 2001, 77th Leg., ch. 1384, § 1, eff. June 16, 2001.

§ 376.463. Powers of District

(a) The district has all of the powers necessary or required to accomplish the pur-

poses for which the district was created.

(b) The district may exercise the powers given to a corporation created under
Section 4B, Development Corporation Act of 1979 (Article 5190.6, Vernon's Texas

Civil Statutes).

(c) The district may exercise the powers given to a housing finance corporation
created under Chapter 394 to provide housing or residential development proj-

ects in the district.

(d) The district may impose an ad valorem tax, assessment, or impact fee in
accordance with Chapter 375 on all property in the district, including industrial,

commercial, or residential property, and may impose an assessment on munici-
pal property in the district to finance or provide improvements and services for

a project or activity this subchapter authorizes the district to construct, acquire,
improve, or provide or to make payments under a contract. A contract for which

the payments are secured wholly or partly from ad valorem taxes may not be exe-
cuted unless the imposition of the ad valorem taxes to secure the payment of the

contract is approved by a majority, or a larger percentage if constitutionally
required, of the qualified voters in the district voting at an election held for that

purpose.

(e) The district may correct, add to, or delete assessments from its assessment
rolls and collect assessments after such corrections, additions, or deletions after

notice and hearing as provided by Subchapter F, Chapter 375.

(f) All or any part of the area of the district is eligible, notwithstanding other
statutory criteria, to be included in a tax increment reinvestment zone created by

the municipality under Chapter 311, Tax Code, or included in a tax abatement
reinvestment zone created by the municipality under Chapter 312, Tax Code. All

or any part of the district is also eligible to be included in an enterprise zone
established by the municipality under Chapter 2303, Government Code.



NORTHGATE REDEVELOPMENT IMPLEMENTATION PLAN
APPENDIX: FRISCO SQUARE IMPROVEMENT DISTRICT

G-vi

Added by Acts 2001, 77th Leg., ch. 1384, § 1, eff. June 16, 2001.

§ 376.464. Agreements

(a) The district may make an agreement with or accept a donation, grant, or loan
from any person.

(b) A municipality, county, or other political subdivision of the state, without fur-

ther authorization, may contract with the district for the acquisition, construction,
improvement, implementation, maintenance, and operation of a project of the dis-

trict or for providing the services authorized under this subchapter. A contract
under this subsection may:

(1) be for a period and include terms on which the parties agree;

(2) be payable from taxes or any other source of revenue that may be available for

such purpose; and

(3) provide that taxes or other revenues collected at a district project or from a per-
son using or purchasing a commodity or service at a district project may be paid or

rebated to the district under the terms of the contract.

(c) The implementation of a project is a governmental function or service for the
purposes of Chapter 791, Government Code.

(d) To protect the public interest, the district may contract with the municipality for

the municipality to provide law enforcement services in the district for a fee.

Added by Acts 2001, 77th Leg., ch. 1384, § 1, eff. June 16, 2001.

§ 376.465. Nonprofit Corporation

(a) The board by resolution may authorize the creation of a nonprofit corporation to
assist and act on behalf of the district in implementing a project or providing a serv-

ice authorized by this subchapter.

(b) The board shall appoint the board of directors of a nonprofit corporation creat-
ed under this section. The board of directors of the nonprofit corporation shall serve

in the same manner, term, and conditions as a board of directors of a local govern-
ment corporation created under Chapter 431, Transportation Code.

(c) A nonprofit corporation created under this section has the powers of and is con-

sidered for purposes of this subchapter to be a local government corporation creat-
ed under Chapter 431, Transportation Code.

(d) A nonprofit corporation created under this section may implement any project

and provide any service authorized by this subchapter.

Added by Acts 2001, 77th Leg., ch. 1384, § 1, eff. June 16, 2001.

§ 376.466. Annexation

The district may:

(1) annex territory as provided by Subchapter C, Chapter 375; and

(2) annex territory located inside the boundaries of a reinvestment zone created by
the municipality under Chapter 311, Tax Code, if the governing body of the munic-

ipality consents to the annexation.

Added by Acts 2001, 77th Leg., ch. 1384, § 1, eff. June 16, 2001.

§ 376.467. Petition Required for Financing Services and Improvements

The board may not finance a service or improvement project under this subchapter
unless a written petition requesting the improvement or service has been filed with

the board. The petition must be signed by:

(1) the owners of a majority of the assessed value of real property in the district

as determined by the most recent certified county property tax rolls; or

(2) at least 25 persons who own land in the district, if there are more than 25 per-
sons who own property in the district as determined by the most recent certified

county property tax rolls.

Added by Acts 2001, 77th Leg., ch. 1384, § 1, eff. June 16, 2001.

§ 376.468. Authorization of Maintenance Tax

(a) In addition to the elections the district must hold under Subchapter L, Chapter
375, the district shall hold an election in the manner provided by that subchapter

to obtain voter approval before the district imposes a maintenance tax or issues
bonds payable from ad valorem taxes or assessments.

(b) The board may include more than one purpose in a single proposition at an

election.

(c) If the district obtains the written consent of 100 percent of the property own-
ers in the district to impose a maintenance tax or issue bonds payable from ad

valorem taxes or assessments, the district is exempt from the election require-
ment under Subsection (a) and may cancel an election called under Subsection

(a).

Added by Acts 2001, 77th Leg., ch. 1384, § 1, eff. June 16, 2001.

§ 376.469. Maintenance Tax

(a) If authorized in accordance with Section 376.468, the district may impose and
collect an annual ad valorem tax on taxable property in the district for the main-

tenance and operation of the district and the improvements constructed or
acquired by the district or for the provision of services.

(b) The board shall determine the tax rate.

Added by Acts 2001, 77th Leg., ch. 1384, § 1, eff. June 16, 2001.

§ 376.470. Assessments

(a) The board may impose and collect an assessment for any purpose authorized

by this subchapter.

(b) The district may impose assessments against any municipal property in the
district. Payment of assessments by other exempt jurisdictions must be estab-

lished by contract.

(c) The board may apportion the cost of an improvement project or services to be
assessed against property in the district on all property in the district according

to a finding of the board that the improvement project or services benefit all of
the property in the district.

(d) The board may include two or more types of improvements and services in

one assessment proceeding. The board may conduct separate assessment pro-
ceedings as the district undertakes improvement projects or the provision of serv-

ices.

(e) The board may adjust annual assessments for services in accordance with an
annual budget the board adopts for the provision of those services. An annual

adjustment may not exceed the annual amount set forth in the original assess-
ment proceedings except after public notice and hearing on the increase.

Added by Acts 2001, 77th Leg., ch. 1384, § 1, eff. June 16, 2001.

§ 376.471. Assessment Lien

(a) Assessments, including assessments resulting from an addition to or correc-
tion of the assessment roll by the district, reassessments, penalties and interest on

an assessment or reassessment, expenses of collection, and reasonable attorney's
fees incurred by the district:

(1) are a first and prior lien against the property assessed;

(2) are superior to any other lien or claim other than a lien or claim for county,

school district, or municipal ad valorem taxes; and

(3) are the personal liability of and charge against the owners of the property
even if the owners are not named in the assessment proceedings.

(b) A lien under this section is effective from the date of the resolution of the

board imposing the assessment until the assessment is paid. The board may
enforce the lien in the same manner that the board may enforce an ad valorem tax

lien against real property.

Added by Acts 2001, 77th Leg., ch. 1384, § 1, eff. June 16, 2001.

§ 376.472. Utilities

The district may not impose an assessment or impact fee on a utility's property.

Added by Acts 2001, 77th Leg., ch. 1384, § 1, eff. June 16, 2001.

§ 376.473. Municipal Approval

(a) Except as provided by Subsection (b), the district must obtain from the munic-
ipality's governing body approval of:

(1) the issuance of bonds for an improvement project; and

(2) the plans and specifications of an improvement project financed by the bonds.

(b) If the district obtains approval from the municipality's governing body of a

capital improvements budget for a period not to exceed five years, the district
may finance the capital improvements and issue bonds specified in the budget

without further approval from the municipality.

(c) The district must obtain approval from the municipality's governing body of
the plans and specifications of any district improvement project related to the use

of land owned by the municipality, an easement granted by the municipality, or
a right-of-way of a street, road, or highway.

(d) Except as provided by Section 375.263, a municipality is not obligated to pay

any bonds, notes, or other obligations of the district.

Added by Acts 2001, 77th Leg., ch. 1384, § 1, eff. June 16, 2001.

§ 376.474. Disbursements or Transfers of Funds

The board by resolution shall establish the number of directors' signatures and
the procedure required for a disbursement or transfer of the district's money.

Added by Acts 2001, 77th Leg., ch. 1384, § 1, eff. June 16, 2001.

§ 376.475. Competitive Bidding Limit

Section 375.221 does not apply to the district unless the contract is for more than

$25,000.

Added by Acts 2001, 77th Leg., ch. 1384, § 1, eff. June 16, 2001.

§ 376.476. Exception for Dissolution of District With Outstanding Debts

(a) The board may vote to dissolve a district that has debt. If the vote is in favor

of dissolution, the district shall remain in existence solely for the limited purpose
of discharging its debts. The dissolution is effective when all debts have been dis-

charged.

(b) Section 375.264 does not apply to the district.

Added by Acts 2001, 77th Leg., ch. 1384, § 1, eff. June 16, 2001.


